WANG ON GROUP LIMITED
ZZEKEBEHERDF

Incorporated in Bermuda with limited liability
REREEIMEL2ERLF
Stock Code B {357 :1222

=
&

R R &
INTERIM REPORT

2022

] & & 4
/. .

T

- '-’//'-//l

Wa Mo o M e
/i

b
i
b
b
\él
b
!
I
I !




CONTENTS
H &%

Corporate Information
NGIE- R

Interim Dividend
EFI Eq H&L /%\

Management Discussion and Analysis
BIEE LD

Disclosure of Interests
WE &= 1% BR

Share Option Schemes
AT E

Corporate Governance and Other Information
rERERRAEMER

Condensed Consolidated Statement of Profit or Loss and Other
Comprehensive Income
ARG EEa hHEMt2EKER

Condensed Consolidated Statement of Financial Position
IR &R & B AR R &R

Condensed Consolidated Statement of Changes in Equity
BHREEERZEHX

Condensed Consolidated Statement of Cash Flows
BAGZE RS RE R

Notes to Interim Condensed Consolidated Financial Information
FHEIRS AR A B E B R

39

46

50

52

56

59

61

63



CORPORATE INFORMATION

NEIER

BOARD OF DIRECTORS
Executive Directors

Mr. Tang Ching Ho, Gss, Jr Chairman
Ms. Yau Yuk Yin, Deputy Chairman
Ms. Stephanie

Independent Non-executive Directors

Mr. Wong Chun, Justein, B8S, MBE, JP
Mr. Siu Kam Chau
Mr. Chan Yung, BBS, JP

AUDIT COMMITTEE

Mr. Siu Kam Chau, Chairman
Mr. Wong Chun, Justein, B8S, MBE, JP
Mr. Chan Yung, BBS, JP

REMUNERATION COMMITTEE

Mr. Wong Chun, Justein, B8s, MBE, Jp, Chairman
Mr. Siu Kam Chau

Mr. Chan Yung, BBS, JP

Mr. Tang Ching Ho, GBs, JpP

Ms. Yau Yuk Yin

NOMINATION COMMITTEE

Mr. Tang Ching Ho, Gas, Jr Chairman
Mr. Wong Chun, Justein, B8S, MBE, JP
Mr. Siu Kam Chau

Mr. Chan Yung, BBS, JP

Ms. Yau Yuk Yin

EXECUTIVE COMMITTEE

Mr. Tang Ching Ho, GBs, up, Chairman
Ms. Yau Yuk Yin
Ms. Stephanie

INVESTMENT COMMITTEE
Mr. Tang Ching Ho, GBs, up, Chairman

Mr. Siu Kam Chau
Ms. Stephanie

Wang On Group Limited Interim Report 2022

EFEg
BITEE

BB AL GBS APt E/E
WMERLZLT  FEE
StephanieZz £

BUFRTES

TR E - BBS MBE - A Fa+
BmIPTAE
PBREBJ A » BBS A F#+

EREAE

BERMELE FE
TE% S  BBS MBE - X Fa+
PBREB A » BBS A F#+

FHEAS

TIFELE - BBS MBE - A Fw+  FE
BRI EE

PRESCHE - BBS - AP+

BB S0 - GBS - A Fa+
MERLZ LT

REERE

BB %k - GBS - A Fa+
TR A BBS, MBE - A F#+
BRI EE

PRESCHE - BBS - AP+
BT

HTEERY
BB EE GBS A F#+  FE

ME L L
StephanieZ £

REZRT
BB EE GBS A F#+  FE

R4
StephanieZ £



CORPORATE INFORMATION (CONTINUED)
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CORPORATE INFORMATION (CONTINUED)
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INTERIM DIVIDEND

The board of directors (the “Board” or the “Director(s)”) of
Wang On Group Limited (the “Company”, together with its
subsidiaries, collectively referred to as the “Group”) did not
recommend the payment of any interim dividend in respect of
the six months ended 30 September 2022 (six months ended 30
September 2021: HKO.1 cent per share).

MANAGEMENT DISCUSSION
AND ANALYSIS

FINANCIAL RESULTS

For the six months ended 30 September 2022 (“this Financial
Period” or the “Period”), the Group’s revenue and loss
attributable to owners of the parent amounted to approximately
HK$2,050.5 million (six months ended 30 September 2021:
approximately HK$896.5 million (as restated)) and HK$23.6
million (six months ended 30 September 2021: profit of
approximately HK$46.5 million), respectively.

BUSINESS REVIEW

The Group’s revenue for the Period increased by approximately
128.7% to approximately HK$2,050.5 million (six months ended
30 September 2021: approximately HK$896.5 million (as
restated)). Increase in revenue was mainly due to the increase
in sales contributed from the delivery of the Group’s property
development projects in which the Group has a controlling stake
in the Period.

Loss attributable to owners of the parent for the Period was
approximately HK$23.6 million as compared to the profit
attributable to owners of the parent for the six months ended
30 September 2021 of approximately HK$46.5 million. This
was primarily attributable to, among other things, (i) decrease
in delivery of completed residential projects from joint ventures,
(i) decrease in net fair value gains on investment properties, (i)
impairment losses on property, plant and equipment recorded
for the Period, against the reversal of impairment losses on
property, plant and equipment recorded for the six months
ended 30 September 2021, and (iv) decrease in revenue from
property sales in agricultural produce exchange markets in the
People’s Republic of China (the “PRC”) (through the Company’s
listed subsidiary, China Agri-Products Exchange Limited (“CAP”,
a non-wholly owned listed subsidiary of the Company, together
with its subsidiaries, collectively, the “CAP Group”) during the
Period as compared to that for the corresponding period in
2021, as partially offset by increase in gross profit resulting from
delivery of property projects as owned by the Group as well as
decrease in loss on disposal of financial assets for the Period
as compared to that for the corresponding period in 2021. The
Company regularly reviews its financial position and maintains a

healthy cash balance to support the business growth.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

BUSINESS REVIEW (continued)

The Group recorded gross profit and gross profit margin of
approximately HK$532.2 million and 26.0% respectively for the
Period (six months ended 30 September 2021: approximately
HK$453.3 million (as restated) and 50.6% respectively). The
decline in gross profit margin was mainly due to the lower gross
profit margin on the properties sold during the Period.

The Group recorded administrative expenses of approximately
HK$270.5 million in the Period (for the six months ended
30 September 2021: approximately HK$285.4 million).
This remained stable and in control as compared with the
corresponding period in 2021. Selling and distribution expenses
were approximately HK$203.6 million in the Period (for the six
months ended 30 September 2021: approximately HK$131.2
million), and such increment is primarily attributable to the
support of the increase in property sales. Finance costs were
approximately HK$130.9 million in the Period (for the six months
ended 30 September 2021: approximately HK$110.7 million) and
such increase was mainly due to rising the interest rates of the
bank and other borrowings.

The share of profits of joint ventures for the Period amounted
to approximately HK$108.4 million (six months ended 30
September 2021: approximately HK$211.6 million). The
decrease was mainly due to the delivery of less property sales
of two jointly developed property projects, namely “maya” and
“Altissimo”, during the Period.

As of 30 September 2022, the Group’s net assets were
approximately HK$9,100.4 million (31 March 2022: approximately
HK$9,599.8 million). Its cash resources amounted to
approximately HK$1,843.1 million (31 March 2022: approximately
HK$1,962.8 million) including cash and bank balances of
approximately HK$1,712.9 million (31 March 2022: approximately
HK$1,489.9 million) and short-term investments of approximately
HK$130.2 million (31 March 2022: approximately HK$472.9
million). In aggregate, the total borrowings as of 30 September
2022 was approximately HK$6,636.1 million (31 March 2022:
approximately HK$6,859.6 million) giving the Group a net debt
position (total borrowings less cash and bank balances) of
approximately HK$4,923.2 million (31 March 2022: net debt
position of approximately HK$5,369.7 million). The review of the
individual business segments of the Group is set out below.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)
Property Development

During the Period, the property development segment recorded
revenue (sales to external customers) and segment profit of
approximately HK$1,358.2 million and approximately HK$106.8
million, respectively (six months ended 30 September 2021:
approximately HK$190.6 million and approximately HK$139.1
million, respectively (as restated)).

The property development segment consists of the Hong
Kong residential and commercial property sales from Wang On
Properties Limited (“WOP”, a non-wholly owned listed subsidiary
of the Company, together with its subsidiaries, collectively the
“WOP Group”); and the property sales in the PRC, by CAP.
Wai Yuen Tong Medicine Holdings Limited (“WYT”, a non-
wholly owned listed subsidiary of the Company, together with
its subsidiaries, collectively the “WYT Group”) has a controlling
interest in CAP.

Revenue contributed by the WOP Group from property
development sector amounted to HK$1,250.0 million mainly due
to the sales recognition of “The Met. Azure” during the Period (six
months ended 30 September 2021: Nil).

During the six months ended 30 September 2022, the Group’s
property development business in the PRC (through the CAP
Group) recorded revenue of approximately HK$108.2 million (six
months ended 30 September 2021: approximately HK$190.6
million). The decrease in revenue contributed from the CAP
Group is mainly due to the delivery of less property sales during
the Period when compared with the corresponding period in
2021.

“The Met. Azure” project located at the junction of Liu To Road
and Hang Mei Street, Tsing Yi (Tsing Yi Town Lot No. 192) and
was launched to market in August 2021. As at the date of this
report, 315 out of 320 units released have been sold. The total
sales proceeds amounted to approximately HK$1.6 billion.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

BUSINESS REVIEW (continued)
Property Development (continued)

The WOP Group has launched the pre-sales of “Larchwood” in
August 2022. The “Larchwood” project is located in the core
area of Kowloon and is supported by well-developed community
facilities. This project is the WOP Group’s first urban
redevelopment commercial and residential project in a long time.
The project leverages on the competitive advantages of our
previous projects and also incorporates more humanised
designs to achieve harmony with the old and new cultures in the
community. As at the date of this report, 41 out of 98 units
released have been sold. The total sales proceeds amounted to
approximately HK$201.0 million.

“maya”, which is located on No. 8 Shung Shan Street and No.
15 Sze Shan Street in Yau Tong was developed by the WOP
Group together with CIFI Holdings (Group) Co. Ltd (“CIFI”). As at
the date of this report, all of the 326 units have been sold, the
aggregate sales proceeds amounted to approximately HK$4.3
billion. The WOP Group owns 50% equity interest in this
development project and is responsible for project
management.

The WOP Group’s Whitehead project (No. 11 Yiu Sha Road, Ma
On Shan), “Altissimo”, is co-developed with Country Garden
Holdings Company Limited and China State Construction
International Holdings Limited, and has been delivered to buyers
in the fourth quarter of 2020. As at the date of this report, 530 of
the 547 units released have been sold and the aggregate sales
proceeds amounted to approximately HK$6.3 billion. The WOP
Group owns 40% equity interest in this development project.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)
Property Development (continued)

In November 2021, the WOP Group has entered into a
subscription and shareholders’ agreement (the “Transaction”)
with the depositary of APG Strategic Real Estate Pool (“APG”).
After the subscription of share from the WOP Group, a new joint
venture company (the “APG JV”) was formed to engage in
acquisition of residential properties in Hong Kong for
development and redevelopment for sales. The WOP Group
subscribed for a 50% equity interest in the APG JV with a
maximum total capital commitment of HK$2,334 million. The
APG JV is accounted for as a 50% jointly-owned entity of the
WOP Group and it is accounted for under the equity method of
accounting in the Group’s consolidated financial statements.
The Group considers the co-operation with the APG presents a
good opportunity to leverage on the WOP Group’s knowledge
and expertise in property acquisition and project management
and to partner with an experienced investor to expand the
business. Please refer to the announcement of the Company
and WOP dated 8 November 2021 and the circular of the
Company and WOP dated 8 December 2021 for details. The
Transaction was approved by the shareholders of the Company
and WOP and completed in December 2021.

In August 2022, Star Moral Limited (“Star Moral”), a wholly-
owned subsidiary of WOP (which was subsequently sold to the
APG JV) has successfully completed the acquisition of the site
located at Nos. 128-130 Main Street, Ap Lei Chau. This project
will be redeveloped as part of “The Met.” series.

In September 2022, Sky Admiral Limited, a wholly-owned
subsidiary of WOP, entered into a sale and purchase agreement
with Sky Plaza Limited, a wholly-owned subsidiary of the APG
JV to sell the entire issued share capital and shareholder’s loan
of Star Moral at an initial consideration of approximately
HK$554.8 million. Please refer to the announcement of the
Company and WOP dated 1 September 2022 and the circular of
the Company and WOP dated 23 September 2022 for details.
This transaction was completed on 14 October 2022. This site is
adjacent to another project (located at Nos. 120-126 Main
Street, Ap Lei Chau, Hong Kong) which in turn was disposed of
by the WOP Group to the APG JV in December 2021. The APG
JV will redevelop these two sites together as residential and
commercial mixed use property for sale. As at the date of this
report, the demolition work is undergoing at the site.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

BUSINESS REVIEW (continued)
Property Development (continued)

As at the date of this report, six of the previously wholly-owned
projects of the WOP Group, namely Nos. 120-126 Main Street,
Ap Lei Chau, Nos. 34 and 36 Main Street, Nos. 5, 7 and 9 Wai
Fung Street, Ap Lei Chau, Nos. 26-48 Ming Fung Street, Wong
Tai Sin, Nos. 31-41 and 45 Fei Fung Street, Wong Tai Sin, Nos.
12-16, 18-20, 22 and 24 Ting Yip Street, Ngau Tau Kok, and
Nos. 128-130 Main Street, Ap Lei Chau, were sold to the APG
JV.

In late September 2022, the APG JV has acquired the sites
located at Nos. 101 and 111 King’s Road, Fortress Hill from the
joint venture group of the WOP Group and CIFI (the “CIFI JV”)
for approximately HK$1.3 billion. The CIFlI JV was formed in
October 2020, in which CIFI and the WOP Group own 60% and
40% equity interest, respectively. The total site area is
approximately 12,400 square feet. Situated between North Point
commercial area and Victoria Park in Causeway Bay, the sites of
King’s Road are positioned at a convenient location within only a
few minutes’ walk to Fortress Hill MTR Station. The sites are
planned to be redeveloped into a residential project with
commercial space. As at the date of this report, foundation work
is undergoing at the site.

In July 2022, the WOP Group has launched the sales of
“LADDER Dundas”, the own-developed Ginza-style commercial
property. Situated on Nos. 575-575A Nathan Road within
Kowloon’s Yau Tsim Mong district, “LADDER Dundas” is a 19
storey building in the heart of visitor flow and consuming power.
In one month’s time, 15 out of 19 floors were sold and the sales
proceeds amounted to approximately HK$463.3 million.

On 18 February 2022, City Arise Limited, an indirect wholly-
owned subsidiary of WOP, entered into a sale and purchase
agreement to sell the entire issued share capital and the
shareholder’s loan owed by True Promise Limited (“True
Promise”) to the APG JV. True Promise owned the residential
and commercial units located at Nos. 12-16, 18-20, 22 and 24
Ting Yip Street, Ngau Tau Kok, Kowloon, Hong Kong. The
transaction was completed in May 2022. Please refer to the
announcement of the Company and WOP dated 18 February
2022 and the circular of the Company and WOP dated 20 April
2022 for details.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)
Property Development (continued)

In April 2018, Rich United Limited, an indirect non-wholly owned
subsidiary of WOP, has completed the acquisition of all the 16
properties located at Nos. 86A-86D Pokfulam Road, Hong
Kong. The site is located at a traditional luxury residential area
with easy access to Central. It will be redeveloped into luxurious
properties and is undergoing the superstructure works as at the
date of this report. The WOP Group owns 70% equity interest in

Eiﬁnjnﬁﬁ& Tﬁ ni)
X 5O BA (48)
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RZZB-N\FHA ZLXHENEEIFEZENR
BRAIKBARDATHRANE B BHRME
86A-86D ¥t 2= BP16IE M 5 2 W BE - &t SR X
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this property development project.

As at the date of this report, the WOP Group’s development land

portfolio is as follows:

Approximate

mF

Approximate

RAHEBEH -

ERMESBEERBHAS

Anticipated year

Location site area gross floor area Intended usage of completion
i B BHMEEE @HHEREDE REAE FHBRIER
(square feet) (square feet)
(FFR) (FAR)
Nos. 86A-86D Pokfulam Road 28,500 28,500 Residential 2023
S8 B B BBA-86D 5 F= —E-=
Nos. 120-130 Main Street, Ap Lei Chau 7,200 74,200 Residential and 2025
Commercial
85 ff N K #7120-1305% FEREE ZERF
Nos. 34 and 36 Main Street, Nos. 5, 7 4,100 39,200 Residential and 2025
and 9 Wai Fung Street, Ap Lei Chau Commercial
BB R 34 365% LA R BR A5 « 7RO FEREE ZZE-RF
Nos. 50-62 Larch Street and Nos. 6-8 6,800 61,500 Residential and 2024
Lime Street, Tai Kok Tsui Commercial
A A FRES0-625% R E IR H6-85 FEREE —T-lmE
Nos. 26-48 Ming Fung Street, 9,600 81,300 Residential and 2025
Wong Tai Sin Commercial
= ALS Bl #26-485 FEREE ZERF
Nos. 31-41 and 45 Fei Fung Street, 10,400 93,700 Residential and 2025
Wong Tai Sin Commercial
= AL R Bl A 31-41 %455 FEREE ZZERF
Nos. 12-16, 18-20, 22 and 24 Ting Yip 5,200 46,300 Residential and 2025
Street, Ngau Tau Kok Commercial
SEEAT EH12-16 ~ 18-20 ~ 22 K% 245 FEREE ZE-RF
Nos. 101 and 111 King’s Road, 12,400 131,600 Residential and 2026
Fortress Hill Commercial
B lEEBE101RI115% FEREE ZEZRHF
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I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

BUSINESS REVIEW (continued)
Property Development (continued)

The WOP Group is currently working on several urban
redevelopment projects with over 80% ownerships secured.
Applications to the court are being made in respect of all these
projects for compulsory sale orders under the Land (Compulsory
Sale for Redevelopment) Ordinance (Chapter 545 of the Laws
of Hong Kong). In the event that no court order is granted, the
WOP Group may not be able to complete the consolidation
of the ownership for redevelopment. Redevelopment can only
be implemented upon acquisition of the full ownership of the
relevant projects. The total attributable gross floor area upon
redevelopment is approximately 334,000 square feet. All the
development projects are financed by both external banking
facilities and internal resources.

The WOP Group is always exploring different channels
to increase its land banks. Apart from its participation in
public tenders, the WOP Group has also actively worked
on acquisitions of ownerships in old buildings with a view to
providing stable land resource for future development.

Fresh Markets and Agricultural Produce Exchange
Markets

The fresh market and agricultural produce exchange market
business segment recorded a decrease in revenue (sales to
external customers) by approximately 0.9% to approximately
HK$331.3 million for the six months ended 30 September 2022
(six months ended 30 September 2021: approximately HK$334.3
million), of which revenue of approximately HK$195.4 million was
contributed from the operation of agricultural produce exchange
markets of the CAP Group in the PRC; approximately HK$135.9
million was contributed from the fresh market operations in
Hong Kong, including approximately HK$49.9 million from
revenue streams brought by butchery, vegetable and other retail
operations in Hong Kong. Such decrease is mainly due to the
expiration of leases of several fresh markets.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

Fresh Markets and Agricultural Produce Exchange
Markets (continued)

The Group’s fresh market and agricultural produce exchange
market business has been built over the past two decades.
During the Period, the Group managed a substantial portfolio
of approximately 600 stalls under the “Allmart” brand and “Day
Day Fresh” brands of fresh markets in Hong Kong with a total
gross floor area of over 150,000 square feet. In order to meet
rising customer expectations, the Group strives to offer a more
comfortable and spacious shopping environment through
well-designed layouts, enhancement works and high-quality
management services. The Group will continue to strengthen
the partnership with its tenants and local communities by
launching effective marketing and promotion events, and thereby
improving shopping experiences at its fresh markets. The Group
will also continue to locate high population density areas to set
up fresh markets and mini fresh markets.

In April 2022, the Group was informed by Link Properties
Limited, the landlord of the fresh market located at the first floor
of the Choi Ming Shopping Centre, Choi Ming Court, 1 Choi
Ming Street, Tseung Kwan O, Sai Kung, New Territories, Hong
Kong, of their agreement to renew the lease for the market for a
term of three years up to 7 December 2024. Please refer to the
Company’s announcement dated 14 April 2022 for details.

In May 2022, Wang On Majorluck Limited (an indirect wholly-
owned subsidiary of the Company) (“Wang On Majorluck”)
received a letter from the Hong Kong Housing Authority
indicating its agreement to lease a fresh market located at B1/
F, Kai Chuen Shopping Centre, Kai Chuen Court, Wong Tai Sin,
Hong Kong with an area under lease of approximately 1,282
square metres to Wang On Majorluck. The fresh market will
commence its operation in the end of 2022. Please refer to the
Company’s announcement dated 24 May 2022 for details.

Along with the existing fresh market and agricultural produce
exchange market business on a stable footing, the Group
commenced building a portfolio of self-owned fresh markets in
Hong Kong through joint ventures.
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I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

BUSINESS REVIEW (continued)

Fresh Markets and Agricultural Produce Exchange
Markets (continued)

In May 2019 and July 2019, joint ventures participated by the
WOP Group have successfully acquired a retail podium located
at Lake Silver in Ma On Shan and a commercial accommodation
at The Parkside in Tseung Kwan O respectively. The Group has
refurbished part of these properties as fresh markets and taken
up the management of the properties under the brand “Day Day
Fresh”. The fresh markets have been operating since May 2020
and January 2020 respectively. The Group is confident that its
expertise in property investment and fresh market operation
shall deliver strong synergy to create unique business value to
fuel further growth in this segment.

For the Period, the butchery business generated revenue of
approximately HK$35.0 million (six months ended 30 September
2021: approximately HK$28.7 million). The increase in revenue
was mainly due to additional new butchery stores opened
during the Period. The Group believes that the demand for pork
in local diets, combined with the Group’s well established fresh
market network, can still allow the growth and a relatively low-
risk development for this business. As at 30 September 2022,
17 butchery stores were in operation.

During the Period, the Group had extended its retail business
to fruit and vegetables retailing by partnering up with different
operators. This business segment commenced in the end of the
last financial year, and is still in the setup phase.

The Group, through CAP, operates 11 agricultural produce
exchange markets across five provinces in the PRC. The
acquisition of these agricultural product exchange markets
expanded significantly the Group’s presence in the fresh market
and agricultural produce exchange markets segment in the PRC.
The CAP Group operates various agricultural produce exchange
markets in Hubei Province, Henan Province, Guangxi Zhuang
Autonomous Region, Jiangsu Province and Liaoning Province
of the PRC. During the Period, COVID-19 epidemic rebounded
but did not cause significant impacts on the operation of our
agricultural produce exchange markets and the markets were
able to continue its normal operation. Our markets were able
to fulfil the strict hygienic requirements imposed by the local
authorities.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

Fresh Markets and Agricultural Produce Exchange
Markets (continued)

It is worth noting that Wuhan Baisazhou Market, being one of
the agricultural produce exchange operations of the CAP Group,
is one of the largest agricultural produce exchange market
operators in the PRC. Wuhan Baisazhou Market is situated
in the Hongshan District of Wuhan City with a site area of
approximately 310,000 square metres. In 2021, it was awarded
top 10 of agricultural produce exchange markets in the PRC by
China Agricultural Wholesale Market Association.

Property Investment

As at 30 September 2022, the Group owned investment
properties in Hong Kong and the PRC comprised of commercial,
industrial and residential units with a total carrying value of
approximately HK$3,713.9 million (31 March 2022: approximately
HK$4,227.7 million).

During the Period, the Group received gross rental income
(sales to external customers) of approximately HK$5.4 million
(six months ended 30 September 2021: approximately HK$11.0
million).

In September 2021, the WOP Group partnered with an
independent third party, Jumbo Holding (BVI) L.P. (“Jumbo
Holding”) to form a joint venture (the “Jumbo JV”), in which
the WOP Group owns 50% equity interest upon completion of
share subscription by Jumbo Holding, to acquire eight stories of
carpark podium of Jumbo Court, No. 3 Welfare Road, Aberdeen,
Hong Kong (the “dumbo Property”) for a consideration of
HK$410.3 million. The Jumbo Property provides a total of 509
car parking spaces and it is located next to various major
residential buildings and private club and is about a few minutes
of walking distance from the Wong Chuk Hang MTR Station.
Given its proximity to major residential developments and the
MTR comprehensive development above the Wong Chuk Hang
MTR Station which is scheduled to provide approximately 3.9
million square feet of residential gross floor area in 5,200 units
and 510,000 square feet of retail space, it is expected that the
Jumbo Property could meet the huge demand for parking
spaces once the comprehensive development is completed
in phases. The Jumbo JV will renovate the Jumbo Property to
optimise the rental return and enhance the capital appreciation.

EEE LT (8 )

5 %5 o BA (48)

HHTRREKXHTE (H)

BEE—RENE REAPMNHSERTEER
EnGEEETHNREERRITHEERZ— R
TERANERERRSMHELER I - K&
BAMMSMEREER SR BREELD
310,000 K - RZZEZ—F - NEAXDMT
ERABEXREZBERTREFLBASTRIR
EmXHmis k] e

MEEKRSE

RZEZ_ZFALA=Z+B AEEUREEX
PENEEREYE BEAR IXERARE
EEBEN BRMEMAELAE3,713,900,0008 (==
ZZHF=HA=+—8:%4,227,700,000% JT) °

RAEIRE - AEEESHESWRA (RIMNEEFIHE)
#EX5,4000008 T(HE-_T-_—FALA=F
H1E7]ME A - 911,000,000/ 7T) °

RZBEZ—FNA R HESERABIFE=
J7Jumbo Holding (BVI) L.P. ([Jumbo Holding })
aRK e EDLE(Jumbo & B £ ¥
Jumbo Holding B Ik h R & - RRES
BEREREBS0%RE)  LWKEEEEBFE
BEIRZEESE TS TAE ((Jumbot %k D)
X 18 £410,300,000/% 7T ° Jumbo ¥ ¥ =# #£ &
HE0OEEERM  MAZSETETEBEFRALA
R BEMNABEUEOESITEKRE - ER
HBMAETZEAEERBEREMNA# M LS
BB SR A RIEA (FHE1§ 1R 415,2001@ &E 4L -
#1F3,900,000F F RWEEEEEE - UK
510,000 F F REE X)) BAEGAERED
P& ER ST A2+ Jumbo ¥ ¥ A i 2 R K MY = BB (L
sk o Jumbo & & 1 % #5 B Frdumbo ¥ 2 - A
BlHESRRRBAEAREE -

EREEARLT HHHRE 2022



MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

BUSINESS REVIEW (continued)
Property Investment (continued)

The WOP Group has also partnered with Kohlberg Kravis
Roberts & Co. L.P. (“KKR”) to own two commercial
accommodations, known as “Lake Silver” located at No. 599 Sai
Sha Road, Ma On Shan, Sha Tin, New Territories, Hong Kong
and “The Parkside” located at No. 18 Tong Chun Street, Tseung
Kwan O, New Territories, Hong Kong. The WOP Group has 50%
equity interest in each project. The WOP Group has refurbished
the property, improved the tenant mix and enhanced the rental
yield. As at the date of this report, Lake Silver was fully let and
The Parkside had an occupancy rate of over 97%.

Apart from the international investment organisations, the WOP
Group has formed a joint venture (the “Parkville JV”) with three
other parties in which the WOP Group owns 64% of its equity
interest. The other three partners are independent third parties
to the WOP Group and all their ultimate beneficial owners are
experienced investors, namely Mr. Chiu Lon Ronald, Mr. Bryan
Taft Southergill and Mr. Choi, Raymond Yat-Hong. The Parkville
JV owns the entire interests in the ground floor and first floor of
THE PARKVILLE, No. 88 Tuen Mun Heung Sze Wui Road, Tuen
Mun, New Territories (the “Parkville Property”). The Parkville
Property has a total gross floor area of 13,858 square feet and
is situated at Tuen Mun Heung Sze Hui Road intersecting Luk
Yuen Road. As at the date of this report, the Parkville Property
was fully let.

During the Period, the WYT Group subdivided a property at
Ground Floor and Cockloft, Nos. 581 and 581A Nathan Road,
Mongkok, Kowloon, Hong Kong into two properties. A property
was used by the WYT Group as retail shop and another one was
leased out for generating rental income. Therefore, the owned
properties in Hong Kong increased from 13 as at 31 March 2022
to 14 as at 30 September 2022.

As at 30 September 2022, the Group still held 9 secondhand
residential properties with valuation of approximately HK$50.3
million. The Group will continue to identify suitable opportunities
to dispose of these secondhand residential properties.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)
Pharmaceutical and Health Food Products Business

The WYT Group is a pharmaceutical group focusing on
manufacturing and/or retailing of pharmaceutical and health
food products. During the Period, there was an improvement on
the Group’s pharmaceutical and health food products segment
with revenue (sales to external customers) totaling approximately
HK$298.7 million (six months ended 30 September 2021:
approximately HK$254.2 million), representing an increase
of approximately 17.5%. The Hong Kong economy improved
in overall terms but the extent of improvement was weaker
than expected. Weakened global demand and continued
cross-boundary transportation disruptions dragged heavily
on export performance. In Hong Kong, the latest “0+3”
quarantine and testing arrangements for inbound visitors
should be also conductive to attracting visitors and thereby
improving the overall consumer market sentiment. The Hong
Kong Government’s Consumption Voucher Scheme (“CVS”)
will continue to support consumption demand, but the recent
adverse financial conditions may have dampened consumer
sentiment and spending and may also cause businesses to be
more cautious in undertaking capital investment.

Chinese Pharmaceutical and Health Food Products

In the first half of 2022, the strict anti-pandemic measures in
the PRC, Hong Kong and Macau brought the COVID-19 under
control. As a result, economic activities recovered gradually
and the labour market continued to improve. With suitable
sales strategies and benefiting from the launching of CVS in
April 2022, revenue of Chinese pharmaceutical and health food
products recorded a healthy growth of approximately 11.1%
when compared with the same period in 2021.

The WYT Group ran a CVS thematic campaign to offer range
of products with attractive price tags on multi-pack purchases
aiming to capture the government-boosted purchasing power
in the consumer market. The WYT Group has also increased
its range of health tonic supplements offering to further capture
the growing segment of the market. Advertisements were also
created to support sales by the WYT Group of retail network.
Moreover, the WYT Group has launched its 125th Anniversary
campaign showcasing the heritage and the spirit of inheritance
in order to increase the brand awareness of Wai Yuen Tong and
its long history.
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I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

BUSINESS REVIEW (continued)

Chinese Pharmaceutical and Health Food Products
(continued)

In order to stay competitive amongst key market players in the
PRC, Hong Kong and Macau, the WYT Group keeps expanding
its market share by opening retail outlets in the domestic sector.
Moreover, to extend our care for public health, we are expanding
our fleet of professional Chinese medicine practitioner for
provision of Chinese medical clinic services at our retail outlets.
In particular, WYT has launched three Chinese specialists
centers in Central, Causeway Bay and Jordan to provide
specialised solutions for patients with special medical needs. In
addition, the WYT Group has further expanded its distribution
networks in key chain stores as well as expanded activities in its
online e-commerce business.

The WYT Group will further explore opportunities in expanding
its retail sales network and continue to improve the performance
of the existing retail outlet portfolio and mixture in order to
counteract the negative impact of the current uncertain business
environment.

Western Pharmaceutical and Health Food Products

During the Period, the economies of Hong Kong continued
to be impacted by the COVID-19 pandemic. Though we saw
inspiring signs of recovery, market sentiment was still swayed
by new threats of virus variants. The ongoing pandemic-related
travel restrictions have kept more than 99% of inbound tourists
away from Hong Kong compared with pre-pandemic level.
Notwithstanding, the total revenue of Western pharmaceutical
and personal care products business during the Period delivered
a growth of 80.6% over the corresponding period in 2021.

Responding to such a turbulent market environment, the WYT
Group spared no effort in realising business opportunities in the
market. “Madame Pearl’s”, our heritage brand, has achieved
the Hong Kong cough syrup sales champion for 12 consecutive
years, underpinned by our continuous efforts in strategic sales
and marketing activities. During the Period, the WYT Group
made sound and solid progress in the building up effective Hong
Kong trade channels for distributing Luxembourg’s products.
Furthermore, to comply with the PRC’s relevant regulations, the
WYT Group has engaged various local distributors to boost up
the channel penetration of the “Madame Pearl’s” and “Pearl’s”
brand into the PRC.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

Western Pharmaceutical and Health Food Products
(continued)

“Pearl’s”, the WYT Group’s another key brand, has established
leadership in mosquito repellent product market in Hong Kong.
The sales revenue of “Pearl’s” Mosquitout reported a growth
over the corresponding period in 2021. Additionally, to cater for
the evolving trend of market needs, especially for the elderly
and the pressing demand for protection against infection, in the
coming year, the WYT Group planned to introduce nutritious
soft meals for the elderly and an advanced disinfectant range
under the brand name, “Pearl’s”.

During the pandemic period, consumer purchasing behavior
has greatly shifted away from offline to online. In response to this
trend, the WYT Group has been actively deploying resources to
establish our e-commerce channels, including the distribution of
“Madame Pearl’s” and “Pearl’s” products through our own online
platform (WYT eShop) and selected third-party e-commerce
platforms, e.g. HKTVmall and the implementation of our cross-

border e-commerce business plan.
Treasury Management

The Group maintains a healthy financial position. Liquid
investments and cash and bank balances amounted to
approximately HK$2,292.7 million as at 30 September 2022,
represented a decrease of approximately 5.6% from the balance
of approximately HK$2,429.9 million as at 31 March 2022. The
liquid investments and cash and bank balances represented
approximately 7.6% of the debt securities, approximately 7.3%
of equity securities, approximately 10.4% of funds and other
investments, and approximately 74.7% of cash and bank
balances.

During the Period, in order to manage risk and maintain a
healthy liquidity, the Group has disposed of certain bond
investments which resulted in realised losses.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

BUSINESS REVIEW (continued)
Money Lending Business

As part of the treasury management’s business, the Group has
provided lending to third party customers. Our secured loans are
mainly pledged by first-mortgage residential properties. Other
collaterals include commercial properties, industrial properties
etc. All the collaterals are located in Hong Kong. The Group
has been very prudent and cautious in assessing potential loan
applications, especially amid the ambiguous economic outlook.
The Group’s credit committee is responsible for assessing and
approving loans within predetermined credit limits. The Group
has also set up credit control policy to govern the loan review
and approval processes, particularly focusing on verification
of identity, repayment ability, and the quality of the asset to be
pledged. It can ensure that the Group maintains a cohesive and
coordinated approach to monitor the operation and credit risks
resulted from the lending business.

During the Period, the Group’s lending business contributed
revenue of approximately HK$23.5 million (six months ended
30 September 2021: approximately HK$33.9 million), down by
approximately 30.7%, mainly due to the decrease in the size
of the Group’s loan portfolio. Our loan portfolio includes both
individual and corporate customers. As at 30 September 2022,
we had 52 (31 March 2022: 51) active loan accounts, gross
loan balances of which were approximately HK$419.0 million
(31 March 2022: approximately HK$461.3 million). Secured
loans accounted for approximately 79.1% (31 March 2022:
approximately 82.9%) while unsecured loans accounted for
approximately 20.9% (31 March 2022: approximately 17.1%).
As at 30 September 2022, in terms of the loan balances, the
top 5 customers of the money lending business accounted for
approximately 49.0% (31 March 2022: approximately 53.9%)
of the portfolio. The tenors of the loans ranged from 3 months
to 120 months (31 March 2022: 3 months to 120 months).
The weighted-average interest rates of secured loans were
approximately 12.1% (31 March 2022: approximately 12.9%)
per annum and that for unsecured loans were approximately
15.4% (31 March 2022: approximately 16.2%) per annum. As
at 30 September 2022, the loan-to-value ratio of the secured
loans was approximately 65.1% (31 March 2022: approximately
70.3%) which the management considered to be a safe level.
Impairment losses during the Period amounted to approximately
HK$1.1 million (six months ended 30 September 2021:
approximately HK$7.2 million) and such losses related primarily
to the expected credit loss allowance arising as a result of
delayed repayment. The decrease in the size of our loan portfolio
was a result of the generic drop in demand in the market amid
the pandemic, while we were more cautious in accepting
potential applications during the risky environment.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)
Money Lending Business (continued)

Despite the uncertainties in global economy environment, the
Group is able to derive steady income from the money lending
business. The Group strives to continuously monitor and review
our clients’ circumstances, aiming to build a healthy and stable
platform within our treasury management segment.

Asset Management

The Group, through WOP, provides the asset management
services and keeps on deploying resources to strengthen the
business.

The WOP Group has entered into joint ventures with different
strategic partners in both residential developments and
commercial investments. By leveraging on its resources and
networks in Hong Kong market, the WOP Group also manages
the assets on behalf of the capital partners of some of these
joint ventures.

As the asset manager of the invested assets, the WOP Group
earns fee income, including, asset management fees, acquisition
fees, development fees and leasing fees, as well as promote
fees upon reaching or exceeding certain target internal rate of
return and after the WOP Group’s joint venture partners having
received their targeted capital returns. Those asset management
fees contributed a stable and occurring income for the Group.

Other than managing two commercial accommodation
investments, namely “Lake Silver” and “The Parkside”, in which
the WOP Group co-invested with KKR in 2019, the WOP Group
has been engaged as the asset manager in the Parkville JV
and the Jumbo JV. The details of the managed assets can
be referred to the above section “Property Investment” in this
report.

The WOP Group has also partnered with the APG in December
2021 for acquisition of residential properties in Hong Kong
for development and redevelopment for sales. As the asset
manager, the WOP Group involves in the site evaluation,
acquisition, construction management and sales.
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I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

BUSINESS REVIEW (continued)
Asset Management (continued)

During the Period, the WOP Group recorded fee income
amounting to approximately HK$9.1 million (six months ended
30 September 2021: approximately HK$4.3 million). The increase
was mainly due to the addition of new managed assets.

By utilising the WOP Group’s expertise in asset management,
it would seek to secure its asset management income and
explore strategic expansion opportunities for additional recurring
income.

LIQUIDITY AND FINANCIAL RESOURCES

As at 30 September 2022, the equity attributable to owners of
the parent decreased by approximately 3.3% to approximately
HK$5,792.4 million (31 March 2022: approximately HK$5,991.8
million). The Group’s total equity, including the non-controlling
interests, decreased to approximately HK$9,100.4 million
(81 March 2022: approximately HK$9,599.8 million) as at 30
September 2022.

As at 30 September 2022, the Group’s total assets were
approximately HK$18,693.1 million (31 March 2022:
approximately HK$20,056.4 million). Total cash and bank
balances held amounted to approximately HK$1,712.9 million
(31 March 2022: approximately HK$1,489.9 million) as at 30
September 2022. The Group also maintained a portfolio of liquid
investments with an aggregate market value of approximately
HK$579.9 million (31 March 2022: approximately HK$940.0
million) as at 30 September 2022.

As at 30 September 2022, the Group’s total debt amounted to
approximately HK$6,636.1 million (31 March 2022: approximately
HK$6,859.6 million). The Group’s net debt to equity ratio (or the
net gearing ratio) was approximately 54.1% (31 March 2022:
approximately 55.9%) as at 30 September 2022.

The net debt to equity ratio (or the net gearing ratio) is calculated
as the net debt divided by total equity. Net debt is calculated as
a total of interest-bearing bank and other borrowings, unsecured
notes and convertible notes, less cash and cash equivalents,
restricted bank balances and pledged deposits.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

LIQUIDITY AND FINANCIAL RESOURCES
(continued)

As at 30 September 2022, the Group’s property, plant
and equipment, investment properties, properties under
development, properties held for sale, financial assets at fair
value through other comprehensive income, financial assets
at fair value through profit or loss, loan receivable and pledged
deposit with carrying value of approximately HK$611.1 million,
approximately HK$1,980.0 million, approximately HK$3,847.7
million, approximately HK$887.4 million, approximately HK$91.5
million, HK$Nil, approximately HK$70.0 million and approximately
HK$12.1 million respectively (31 March 2022: approximately
HK$474.1 million, approximately HK$1,992.0 million,
approximately HK$4,829.7 million, approximately HK$1,081.6
million, approximately HK$277.1 million, approximately HK$103.1
million, HK$141.5 million and approximately HK$31.3 million
respectively) were pledged to secure the Group’s general
banking facilities.

The Group’s capital commitment as at 30 September 2022
amounted to approximately HK$1,100.9 million (31 March 2022:
approximately HK$2,412.2 million) which was mainly attributed
to its property development business. In addition, the Group’s
share of capital commitments to joint ventures amounted to
approximately HK$34.9 million (31 March 2022: approximately
HK$43.3 million). The Group has given guarantee to banks in
connection with facilities granted to two joint ventures up to
approximately HK$450.8 million (31 March 2022: approximately
HK$450.8 million) which were utilised to the extent of
approximately HK$307.8 million as at 30 September 2022 (31
March 2022: approximately HK$360.9 million).
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

LIQUIDITY AND FINANCIAL RESOURCES
(continued)

As at 30 September 2022, the Group provided guarantees of
approximately HK$41.0 million to customers in favour of certain
banks for the loans provided by the banks to the customers
in respect of the properties sold to them (31 March 2022:
approximately HK$45.5 million). Pursuant to the terms of the
guarantees, in the event of default on mortgage payments by
these purchasers before the expiry of the guarantees, the Group
is responsible for repaying the outstanding mortgage principal
amount together with the accrued interest and penalties
owed by the defaulted purchasers to the banks, net of any
sales proceeds. Save as disclosed herein, the Group had no
significant contingent liabilities as at 30 September 2022.

The Group strengthens and improves its financial risk control
on a continual basis and has consistently adopted a prudent
approach in financial management. Financial resources
are under close monitoring to ensure the Group’s efficient
and effective operation, as well as flexibility to respond to
opportunities and uncertainties. Management of the Group is of
the opinion that the Group’s existing financial structure is healthy
and related resources are sufficient to cater for the Group’s
operation needs in the foreseeable future. The Group operates
a central cash management system. It also prudently invests
in liquid investment in order to obtain a reasonable return while
maintaining liquidity.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)
BEENwmEIT (&)

LIQUIDITY AND FINANCIAL RESOURCES nEBELRMEERE)
(continued)

As at 30 September 2022, interest-bearing debt profile, which RZ-ZZ-_—_FALA=+H AEEUAETEA
were denominated in Hong Kong dollars and Renminbi (‘RMB”), K& (AR®DTEZFEEBESHITOT
of the Group was analysed as follows:

30 September 31 March
2022 2022
—EeE-- —_EF_-—

hRhB=+H =A=+—H
HK$’000 HK$'000
F#&T FE T

Bank loans repayable BRTHEHEEZRITER
Within one year or on demand —FREHIZEKX 2,072,852 3,044,945
In the second year MNE —F 1,754,663 1,470,439
In the third to fifth year, inclusive RE=ZFZERF(BEERMF) 2,301,923 1,743,824
Beyond five years BFAE 26,159 36,984
6,155,597 6,296,192

Other loans repayable BTIHFEHEEZHMER
Within one year or on demand —FRAREEK 67,670 137,660
In the second year RE = 206,230 206,230
273,900 343,890

Unsecured Notes (j) EIZEEE)

In the second year RE—F 206,627 —
In the third to fifth year, inclusive REZFEZERF (BREEEMTF) - 219,497
206,627 219,497
6,636,124 6,859,579

EREEARAT  FHIHRE 2022 25



I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)

ERENREAN (F)

LIQUIDITY AND FINANCIAL RESOURCES
(continued)

(i) CAP had issued unsecured notes with maturity in September
2024 (the “Unsecured Notes”) which are listed on The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”) by way
of debt issue to professional investors only (stock code: 5755).
On 24 August 2022, CAP had completed the repurchase and
subsequently cancelled the Unsecured Notes in the aggregate
principal amount of HK$30.0 million. Immediately upon such
repurchase and cancellation, Unsecured Notes in the principal
amount of HK$260.0 million remained outstanding. Please refer
to the announcement dated 25 August 2022 published by CAP
for details.

After the Period, CAP had further completed the repurchase
and cancellation of the outstanding Unsecured Notes in the
aggregate principal amount of HK$70.0 million in October 2022.
Immediately upon such repurchase and cancellation, Unsecured
Notes in the principal amount of HK$190.0 million remained
outstanding as at the date of this report. Please refer to the
announcements dated 13 October 2022 and 21 October 2022
published by CAP for details.

As at 30 September 2022, the bank loans and other loans
mainly carried interest at contractual interest rates ranging from
HIBOR+0.5% to HIBOR+2.5% (31 March 2022: HIBOR+0.8% to
HIBOR+2.5%) and 6% to 7.75% (31 March 2022: 6% to 7.75%)
per annum, respectively, and the Unsecured Notes carried an
effective interest at 11.1% (31 March 2022: 11.1%) per annum.

In order to meet the interest-bearing debts, business capital
expenditure and funding needs for, inter alia, replenishment
of the Group’s land bank, enhancement of our portfolio of
properties for investment and/or payment of construction costs
for the development of the property development projects,
the Group has from time to time been considering various
financing alternatives including but not limited to equity fund
raising, financial institution borrowings, non-financial institution
borrowings, bond issuance, convertible notes, other debt
financial instruments, and disposal of properties.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

SIGNIFICANT INVESTMENTS HELD, MATERIAL
ACQUISITIONS AND DISPOSALS OF
SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS

As at 30 September 2022, the Group held financial assets at
fair value through other comprehensive income (“FVOCI”) and
financial assets at fair value through profit or loss (“FVPL”) of
approximately HK$296.4 million and approximately HK$283.5
million, respectively:

EEE LT (8 )

Pl BT EXBMRHEHE
AE UREARRRREREN X
% it 8

RZFEZ_FAA=ZTH XAEEFERR
FEAAEzZENE(RAFEGFARf
REBMBOCEMEEREAFEFAERR
(BRA2FEHARBIZEREESNAL
296,400,0007% 7t & #)283,500,000/% 7T :

As at 30 September 2022 Six months ended 30 September 2022 Fair value/carrying amount
R-B-Z% gE-SC-C
AAZ+A ARZ+RLARA 4FE/BEE
Percentage
tothe Fair Asat30 Asat
Amount Group's  value gain/ Interest Dividend ~ September 31 March  Investment
held  netassets (loss) income received 2022 2022 cost
23 1. LFE ® 3
HESE K&/ ZB--§ CEBICE
FREeE  ZEfL (EH) fEKA gkke AB=+H =ZB=+-H BERF
Note  HKSOOD % HKSO0  HKSOOD  HKSOOO  HKSU00  HKSOOD  HKSOOD
i FAT % TET FAT AT TAT FAT FET
FVOC BATEFALL
2HEME:
A. Equity investment A RERE 166,528 18% (7.012) - 2,368 166,528 200417 318,939
B. Bonds B. %
China South City Holdings 2@ kB A
Limited (“China South S TTD
City") 1 90,648 1.0% (35,589) 9,663 = 90,648 132,446 167,419
Other bonds HE% 39228 04% (67,784) 4607 = 3928 113433 370627
Subtotal It 296,404 32%  (110384) 14,270 2368 296404 455206 856,985
FVPL: BATEHAEE:
A. Equity investment A BERE 124 = 13 = 1439 124 2507 78
B. Funds B.£2 2 235,195 26% (15,904) 9 2300 235195 421557 333,587
C. Bonds C &% 45295 05% (1,079) 2583 = 45295 46373 50534
D. Others D. £t 2,855 - (6,609) - - 2,855 14,200 5,393
Subtotal It 283,469 31% (23,573) 2677 3739 283460 4s4Tr 380,592
Total a3t 579,873 63%  (133957) 16947 6,107 579873 940023 1246577
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SIGNIFICANT INVESTMENTS HELD, MATERIAL
ACQUISITIONS AND DISPOSALS OF
SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS
(continued)

The principal activities of the securities are as follows:

Notes:

China South City is a company incorporated in Hong Kong with
limited liability whose shares are listed and traded on the Main
Board of the Stock Exchange (stock code: 1668). China South
City and its subsidiaries are principally engaged in property
development in integrated logistics and trade centers, residential
and commercial ancillary facilities, property management,
development, operations and maintenance of an e-commerce
platform and provision of advertising, exhibition, logistics and
warehousing services, outlet operations and other services.

On 19 July 2021, the Group executed the subscription of
interests in the Blackstone Real Estate Income Trust iCapital
Offshore Access Fund SPC, a Cayman Islands segregated
portfolio company and CS Blackstone REIT Access Fund SPC,
a Cayman Islands segregated portfolio company (together, the
“Access Funds”) for subscription amounts of US$11.5 million
and US$4.0 million respectively. Blackstone Real Estate Income
Trust (the “BREIT”) is a non-listed, perpetual-life real estate
investment trust that was established in 2017. It invests primarily
in stabilised, income-generating U.S. commercial real estate.
It follows an investment guideline of having at least 80% of its
portfolio in real estate investments and up to 20% in real estate
debt investments, cash and/or cash equivalents. It is managed
by BX REIT Advisors L.L.C., an affiliate of the real estate group
of The Blackstone Group Inc., which serves as the sponsor of
the BREIT. The Blackstone Group Inc. is an American alternative
investment management company based in New York whose
shares are listed and traded on the New York Stock Exchange
(NYSE: BX). During the Period, each of the Access Funds have
been repurchased and the Group did not hold any interests in
the Access Funds as at the date of this report. Please refer to
the joint announcement dated 19 July 2021 and 19 September
2022 published by the Company and WYT for details.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

SIGNIFICANT INVESTMENTS HELD, MATERIAL
ACQUISITIONS AND DISPOSALS OF
SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS
(continued)

3. Save as disclosed above, the Group also invested in other
shares listed on the Stock Exchange and other major stock
exchanges. The fair value of each of these shares represented
less than 1.0% of the net assets of the Group as at 30
September 2022.

4. Save as disclosed above, the Group also invested in other
bonds and funds, the fair value of each of these bonds and
funds represented less than 1.0% of the net assets of the Group
as at 30 September 2022.

Save as disclosed above, during the Period, the Group did not
have any other significant investments held, material acquisitions
and disposals of subsidiaries, associates and joint ventures and
future plans for material investments or capital assets.

LITIGATION

In 2007, the CAP Group acquired Wuhan Baisazhou Agricultural
By-Product Grand Market Company Limited (“Baisazhou
Agricultural”) from independent third parties, Ms. Wang
Xiu Qun (“Ms. Wang”) and Wuhan Tian Jiu Industrial and
Commercial Development Co., Limited (“Tian Jiu”) for their
respective 70% and 20% interests in Baisazhou Agricultural (the
“Baisazhou Acquisition”).

Since 2011, the CAP Group has been involved in a number
of civil proceedings in the PRC and Hong Kong. The key civil
proceedings in the PRC and Hong Kong in respect of the
Baisazhou Acquisition are set out below:
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I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)
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LITIGATION (continued)

In the PRC, proceedings concerning Ms. Wang, Tian
Jiu and the CAP Group:

In May 2015, Ms. Wang and Tian Jiu commenced proceedings
against the PRC Ministry of Commerce (‘MOFCOM”) in the
Beijing Second Intermediate People’s Court, seeking, inter alia,
a direction that MOFCOM revoke its approval in respect of the
Baisazhou Acquisition.

It is alleged by Ms. Wang and Tian Jiu that:

(@ Baisazhou Agricultural forged share transfer agreements
(the “Contended Agreements”) in relation to the
Baisazhou Acquisition wherein the related consideration
was understated and the manner of settlement of the
consideration was inaccurately described;

(b) Baisazhou Agricultural forged the related documentation
for filing with MOFCOM and the Hubei Administration For
Industry and Commerce (the “Hubei AIC”), and that such
documentation and the Contended Agreement involved
forged signatures; and

(0 MOFCOM and the Hubei AIC approved the Baisazhou
Acquisition and processed the related fillings on the basis
of the above documents that are allegedly forged.

In December 2015, the Beijing Second Intermediate People’s
Court directed MOFCOM to reconsider its approval decision. In
May 2016, MOFCOM decided that its approval issued in relation
to the Contended Agreements shall not be revoked and shall
remain to be in force (the “Reconsidered Decision”).

In August 2016, Ms. Wang and Tian Jiu commenced
administrative proceedings against MOFCOM in the Beijing
Second Intermediate People’s Court seeking to set aside the
Reconsidered Decision. In March 2017, the Beijing Second
Intermediate People’s Court dismissed the application of
Ms. Wang and Tian Jiu (the “31 March Judgement”). On 20
December 2018, the Beijing Higher People’s Court upheld the 31
March Judgement (the “20 December Judgement”). Ms. Wang
and Tian Jiu applied to the Supreme People’s Court for a retrial
and for dismissal of (i) the 31 March Judgement, and (ii) the 20
December Judgement, but this application was dismissed by
the Supreme People’s Court on 29 December 2020.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

LITIGATION (continued)

In the PRC, proceedings concerning Ms. Wang, Tian
Jiu and the CAP Group: (continued)

As advised by the CAP Group’s PRC legal advisor, the approval
issued by MOFCOM in 2007 in relation to the Contended
Agreements shall not be revoked and remain to be in force, and
the CAP Group continues to be the legal and beneficial owner of
Baisazhou Agricultural.

In May 2015, the CAP Group commenced legal proceedings
against Ms. Wang and Tian Jiu in the Higher People’s Court of
Hubei Province (“Hubei Court”) seeking, inter alia, declarations
and orders that the sales and purchase agreements for the
Baisazhou Acquisition (the “SPA”) have been legally made, and
that Ms. Wang and Tian Jiu shall assist Baisazhou Agricultural
to discharge its contractual duties under the SPA to make
the necessary filing with MOFCOM (which were subsequently
withdrawn in April 2019 in light of the decisions in respect of
the MOFCOM approvals). Ms. Wang and Tian Jiu filed their
counterclaim for, inter alia, the return of the CAP Group’s
90% interest in Baisazhou Agricultural, which was dismissed
by the Hubei Court in December 2019 (the “23 December
Judgement”).

In January 2020, Ms. Wang and Tian Jiu appealed against
the 23 December Judgement. On 29 March 2021, the CAP
Group received the judgement of the Supreme Court dated
29 December 2020 (the “29 December Judgement”) which
upheld the 23 December Judgement and dismissed the appeal
of Ms. Wang and Tian Jiu. As advised by the PRC legal advisors
of the CAP Group, according to the 23 December Judgement
and the 29 December Judgement, the CAP Group continues to
be the legal and beneficial owner of Baisazhou Agricultural.
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I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)
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LITIGATION (continued)

In Hong Kong, CAP as plaintiff against Ms. Wang
and Tian Jiu as defendants:

In 2011, CAP issued a Writ of Summons in the Court of First
Instance in the High Court of Hong Kong (the “CFI”) against Ms.
Wang and Tian Jiu. CAP (as purchaser) sought damages from
Ms. Wang and Tian Jiu (as vendors) for their breach of various
provisions of the SPA. Ms. Wang and Tian Jiu counterclaimed
for, amongst others, an order that CAP shall cause and/or
procure the shares in Baisazhou Agricultural to be transferred
back to Ms. Wang and Tian Jiu.

In 2012, CAP obtained a court order from the CFl to the effect
that undertakings (the “Undertakings”) were given by Ms.
Wang and Tian Jiu not to (i) indorse, assign, transfer or negotiate
the two instruments (purportedly described as promissory notes
in the SPA) (the “Instruments”); and (ii) enforce payment in
relation to the SPA by presentation of the Instruments until the
final determination of these proceedings or further court order.
Pursuant to the Undertakings, the Instruments will no longer fall
due for payment by CAP on 5 December 2012.

The CFl handed down its judgement on 18 January 2021
awarding damages in favour of CAP for sums exceeding the
sum owed under the Instruments. The CFl also ordered that the
damages awarded to CAP be set-off by the sum owed under
the Instruments, and that Ms. Wang and Tian Jiu not be allowed
to enforce the Instruments against CAP. In effect, CAP is not
required to make any payment under the Instruments to Ms.
Wang or Tian Jiu. CAP is seeking legal advice for the recovery
of the balance of the damages awarded to it. Further, as the
counterclaim of Ms. Wang and Tian Jiu was dismissed, CAP
continues to be the legal and beneficial owner of Baisazhou
Agricultural.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

LITIGATION (continued)

Prosecution commenced in the PRC by Wuhan
Jianghan District People’s Procuratorate against
the former director of Baisazhou Agricultural, Mr.
Zhou Jiu Ming (“Mr. Zhou”):

According to the judgement of Hubei Wuhan Jianghan District
People’s Court (“Jianghan Court”) dated 19 November 2021
(the “19 November Judgement”), the former director of
Baisazhou Agricultural, Mr. Zhou of Baisazhou Agricultural,
instructed other associated personnel of Baisazhou Agricultural
to unlawfully misappropriate funds of Baisazhou Agricultural
in the sum of RMB40.0 million for his personal use. Wuhan
Jianghan District People’s Procuratorate commenced
prosecution against Mr. Zhou for a penalty. Jianghan Court
ordered in the 19 November Judgement that: (1) Mr. Zhou
was guilty of misappropriation of funds and was sentenced
to five years of imprisonment; (2) Mr. Zhou shall return the
misappropriated funds of RMB40.0 million to Baisazhou
Agricultural in accordance with the law.

According to the judgement of Hubei Wuhan Intermediate
People’s Court (“Wuhan Court”) dated 11 January 2022 (the “11
January Judgement”), Wuhan Court ordered that the appeal
by Mr. Zhou against the 19 November Judgement be dismissed.
The 11 January Judgement is final.

The case has now come to an end.
Further details regarding the material civil proceedings which

the CAP Group has been involved in can be found in the interim/
annual reports and announcements issued by CAP.
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I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

EVENTS AFTER REPORTING PERIOD

On 1 October 2022, CAP and the Company entered into a
master licensing agreement which sets out the general principles
and key terms governing the definitive licensing agreements
under which relevant members of the Group may grant license
of, and the CAP Group may take up the license of the premises
from 1 October 2022 to 30 September 2025. Details were
disclosed in the joint announcement of the Company, WYT and
CAP dated 1 October 2022.

On 3 October 2022, 13 October 2022 and 21 October 2022,
CAP further repurchased part of the unsecured notes in an
aggregate principal amount of HK$70.0 million of the outstanding
unsecured notes (the “Repurchased Notes”) via open market,
representing approximately 17.5%, and together with Unsecured
Notes previously repurchased and cancelled, representing
approximately 52.5% of the aggregate principal amount of
the Unsecured Notes originally issued. The repurchases were
funded by internal resources. Details of the repurchases were
disclosed in the announcements dated 13 October 2022 and 21
October 2022 issued by CAP.

After cancellation of the Repurchased Notes and as at the date
of this report, the aggregate principal amount of the Unsecured
Notes remaining outstanding was HK$190.0 million.

FOREIGN EXCHANGE

The Board is of the opinion that the Group has material foreign
exchange exposure in RMB. All the bank borrowings are
denominated in Hong Kong dollar and RMB. The revenue of
the Group, being mostly denominated in Hong Kong dollar
and RMB, matches the currency requirements of the Group’s
operating expenses. Currently, the Group does not have a
foreign currency hedging policy.

The activities of the Group are exposed to foreign currency risks
mainly arising from its operations in the PRC. The RMB exposure
of the Group is mainly derived from currency translation risk
arising from the net assets of our PRC subsidiaries. The re-
translation of the net assets denominated in RMB into Hong
Kong dollars using the exchange rate as of the reporting date
resulted in a re-translation loss of approximately HK$370.3
million (six months ended 30 September 2021: gain of
approximately HK$52.7 million). The re-translation loss/gain was
recognised in other comprehensive income/exchange reserve.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

EMPLOYEES AND REMUNERATION POLICIES

As at 30 September 2022, the Group had 2,203 (31 March
2022: 2,145) employees, of whom approximately 43% (31
March 2022: approximately 43%) were located in Hong Kong
and the rest were located in the PRC. The Group remunerates
its employees mainly based on industry practices and
individual performance and experience. On top of the regular
remuneration, discretionary bonus and share options may be
granted to selected staff by reference to the Group’s as well as
individual’s performances. The Group also provides a defined
contribution to the Mandatory Provident Fund as required under
the Mandatory Provident Fund Schemes Ordinance (Chapter
485 of the Laws of Hong Kong) for all eligible employees in
Hong Kong and retirement contributions in accordance with
the statutory requirements for our staff in the PRC. The Group
had launched a defined scheme of remuneration and promotion
review to accommodate the above purpose and such review
is normally carried out annually. Other forms of benefits such
as medical and retirement benefits and structured training
programs are also provided.

PRINCIPAL RISKS AND UNCERTAINTIES

The Group has reviewed the principal risks and uncertainties
which may affect its businesses, financial condition, operations
and prospects based on its risk management system and
considered that the major risks and uncertainties that may affect
the Group included (i) Hong Kong economic conditions which
may directly affect the property market; (i) availability of suitable
land bank for future development; (i) the continuous escalation
of construction cost in Hong Kong in recent years; (iv) business
cycle for property under development may be influenced by
a number of factors and the Group’s revenue will be directly
affected by the mix of properties available for sale and delivery;
(v) all construction works were outsourced to independent
third parties and they may fail to provide satisfactory services
adhering to the Group’s quality and safety standards or within
the timeline required by the Group; (vi) fluctuations of fair
value gain or loss incurred on financial assets and investment
properties; (vii) credit risk and recoverability of provision of loans
which may incur bad debts during downturn of economy; (viii)
loss of management contracts for fresh markets which may
arise in light of severe competition with existing market players
and entry of new participants into the market; (ix) industrial
policy risk and supply chain disruption due to material shortage
or price inflation for pharmaceutical business; (x) internet risk;
(xi) fluctuation in the exchange rate of Renminbi against Hong
Kong dollars which may affect the repatriation of profit and/
or additions of investment when converting currencies; (xii)
industrial policy risk for development, construction, operations
and acquisition of agri-produce exchange markets; and (xiii) the
effect of closing down of or the availability and extent of rental
subsidies on these agricultural produce exchange market due to
the outbreak of COVID-19.

EEE LT (8 )

& 8 B % Bl & 3%

KRB _FNA=+H  KEBHEF2,203% (=
B _F=A=+—H:2145R)EE ' ¥43%
(ZZE-—F=ZA=+—H8:443%) AEEREE -
#HTAAETEEES AEEZEEFWEREE
DRBEXENEBHIMZEEAMARRREHRME
EoBR—MEN REEARERBEHEEEK
BTEARE MERKEETRERBRELARK
BRI - AEB IR S B X ] 55485 o 4l
MABEHEIKINZREAMEEEAEARE
BEHABSATHIT  YREBEEEHRT AT
BlE TERRIRER - NEBREEIAEEZR
ERY—EARTEHNEEARTTE - miEE
BRUBEESTET EMENBEERE R
REH REEENGE -

FERBERAHPER

AEECREBEEAREERVIEGEAIEZER
X -MBRAR - EERASHNEERRES
PAARE ITRASAEHAEHEERTENE
ERBLETHPERZEENEELEBERE LS
BERITEMEDT S (\IREBEEN LMFE
DA BRI + (iii)30 FF B /8 R SRR TN B 0k
WERTVENEBAMNAZZHEEARZE
BAEENRAKERBFAIHRLERZMAH
MEAES VAAREIREBIATELE=
7o MRERBAIEREEZROERERHA
RHUHSARBERNAAESEHEER L2 %R
MRS VieREERKREMENRAFERS
HEREE: (VifREERNEERR RATKE
MREERRERGELZR: (V)T A AR
EMBRXEEFANETEBERFBFHTM
REETHNEREGA (NBEXBHITRRR
R kpAERBRERHEETE &
BERR: KARELETEXRKE  £H1H%
ERETEeYRENENR R EEM
X)EREMXZTHENME  ER  ELRKE
B 1T 38 B L B - R (xiil) FR 2 4R 25 T R v =5 1 8
AZERERXSIMBSAEERENTE -

EREEARLT HHHRE 2022



I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

PRINCIPAL RISKS AND UNCERTAINTIES
(continued)

In response to the abovementioned possible risks, the Group
has a series of internal control and risk management policies to
cope with the possible risks and has serious scrutiny over the
selection of quality customers and suppliers. The Group has
formed various committees to develop and review strategies,
policies and guidelines on risk control which enable the Group
to monitor and response to risk effectively and promptly. The
Group also actively proposes solutions to lower the impact of
the possible risks on the businesses of the Group.

PROSPECTS

The real GDP of Hong Kong for April to June of 2022 decreased
by 1.3% when compared with the same period of 2021, after
contracting by 3.9% for January to March of 2022. Moreover,
Hong Kong’s latest unemployment rate dropped to 3.9%
between July and September 2022, marking a 0.2% decreased
from the previous three-month period. On the other hand,
there is significant increase in interest rate in the United States,
which inevitably affects the global money flow and asset prices.
Under this macro environment, the Hong Kong One Month
Interbank Rate was increased to 2.6% as at 30 September
2022, which was increased from 0.14% at the beginning of
January 2022, while the annual inflation rate in Hong Kong rose
to 4.5% in September 2022 from 1.2% in January 2022. The
current economy situation is complicated with raising interest
rate and inflation accelerating, while on the other hand a sign of
recovery was observed, which might be attributable to the CVS,
the relaxation of quarantine arrangement, the resumption of
economic activities due to the increase in vaccination rate and
epidemic situation was largely under control.

In respect of the property development segment in Hong Kong,
the Government proposed different measures to facilitate
property development and increase land supply in Hong Kong
in the latest policy address, including lowering the compulsory
sale thresholds. The Group is cautiously optimistic on the
property market and will continue to monitor market changes
closely whilst staying agile with regards to land banking strategy
and seeking collaboration with strategic partners to strengthen
our asset management as well as property development and
property investment businesses.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

PROSPECTS (continued)

In November 2021, the WOP Group partnered with the APG
Partner, one of the largest pension investors in the world with
its base in Netherlands, to form the APG JV to engage in the
acquisition for development and redevelopment of residential
properties in Hong Kong for sales. Within a year’s time, the APG
JV successfully acquired six projects with estimated gross floor
area of 466,300 square feet and estimated gross development
value of HK$11.7 billion. The WOP Group is committed to
including green elements into the project’s planning and design
and to overseeing environmental performance of contractors
during the construction phase.

The WOP Group will maintain its disciplined yet nimble
approach in portfolio optimisation, divesting businesses with
potential unleased and re-investing in new businesses that
offer high growth and potential. This strategy will broaden the
WOP Group’s recurring income portfolio while capturing capital
appreciation opportunities.

The fresh market operations have been a cash flow generating
and profitable business over the past decades. Nevertheless,
the environment for fresh market operations will become more
competitive as the number of fresh markets and operators
has increased and also as a result of the gradual acceptance
of online shopping and delivery services. The unprecedented
scale of COVID-19 pandemic affects the fresh market operation
as citizens tended to minimise outdoors activities. While the
Government continues to roll out easing measures to the
tenants, it has reduced some pressure for these tenants. During
this Period, there was huge increase in interest rate, together
with the continued reduction of economy activities due to
COVID-19 and inflation which continue to harm consumption,
the Group considers that the cost and risk of operating fresh
markets have increased and the Group will adopt a cautious and
prudent approach in operation.

The WYT Group will expand its market share by opening
more retail outlets, either self-operated or by franchise, in
the PRC, Hong Kong and Macau. The national policy for the
development of Guangdong-Hong Kong-Macau Greater Bay
Area, as a key development area, provides a bright prospect for
the development of business of Chinese pharmaceutical and
health food products. Hong Kong’s traditional Chinese medicine
practice will evolve in anticipation of the first Chinese Medicine
Hospital commencing service as of 2025. Also, the WY T Group
enjoyed a satisfactory online sales growth in 2021-2022. The
business development trend is on track, the WYT Group will
strengthen new product development process and new sales
platform particularly in the online platform.
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I\/IANAGEI\/IENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE WL (&)

PROSPECTS (continued)

Regarding Western pharmaceutical and health food products
business, the WYT Group expects a positive growth resulted
in the effective sale of “Madame Pearl’s” cough syrup to the
retail outlets, clinics and private hospitals in Hong Kong and
through distributors to be sold to the PRC. Simultaneously, the
WYT Group will diversify the business by grasping opportunity
of launching more unique health supplements with curative
effect, under the brand name of “Madame Pearl’s”, with a view
to further fulfill the market needs. The WYT Group will also
strengthen on cross-border e-commerce to reach consumers in
the Guangdong-Hong Kong-Macau Greater Bay Area and Asia

Pacific Region.

Looking ahead, the CAP Group will continue to build a
nationwide agricultural produce exchange network by leveraging
its leading position in the industry, readily replicable business
model, well advanced management system and information
technology infrastructure and quality customer service.
Agricultural development is the PRC central government’s first
priority policy for the next consecutive years. In 2022, the Central
Committee of Communist Party of China and the State Council
of China released the document “No. 1 Central Document
of 2022”. The document vows to promote investments in
agricultural produce markets, expand the agricultural produce
network, build logistic infrastructure and storage facilities
for agricultural products and improve regional cold storage
infrastructure. The CAP Group will continue to capture new
business opportunities by cooperating with partners to adopt an
“asset light” strategy. Taking the advantage of its leading position
in the market, the CAP Group is confident that it will deliver long-
term benefits to the Group.

In summary, the overall healthy financial position of the Group
and the expected continued growth through its diversified
business enable the Group to have a high degree of flexibility
and to ensure its sustainable development. We will continue a
proactive and prudent investment approach to drive business
growth on all business segments.
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DISCLOSURE OF INTERESTS

DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS

IN SHARES, UNDERLYING SHARES OR
DEBENTURES OF THE COMPANY AND ITS
ASSOCIATED CORPORATIONS

As at 30 September 2022, the interests and short positions
of the Directors and chief executive of the Company and/or
any of their respective associates in the shares, underlying
shares or debentures of the Company or any of its associated
corporations (within the meaning of Part XV of the Securities
and Futures Ordinance (the “SFO”)), as recorded in the register
required to be kept by the Company pursuant to Section 352 of
the SFO, or as otherwise notified to the Company and the Stock
Exchange pursuant to Part XV of the SFO or the Model Code for
Securities Transactions by Directors of Listed Issuers (the “Model
Code”) under the Rules Governing the Listing of Securities on
the Stock Exchange (the “Listing Rules”), were as follows:

Long positions in the ordinary shares of the
Company:

oz

EFREETHRAGBRFLAFTRHEME
BEEZRG  HRROKAESZE
ZRRE

RZB__FAA=+H EERARREET
BABR/HMEZAZEMBEARELRF
S EEMABEE(ERRLEFRBEGED (&
SRUBRGEH ) EXVED) 2Bt - HEERD K
BEFTFREELCNRARAREEF L BME KD
FIMGAFEZECMIBERRRE IR
BEFMEROIEXVEHBZMES LR
A(EMRM DB LEHETAETETES
RHMFETAD(MEFUMDAESTHAEAR
Al R B R P 2 e as ROR B INT

REQFBRBRZNE:

Approximate
Number of ordinary shares held, capacity and nature of interest percentage of
FiGEERNE FHRERLE the Company’s
Personal Family Corporate Other total issued
Name of Directors interest interest interest interest Total share capital
11E N
EPERTRSF
EEfS EAES REER NCIE £+ Httii & Ehy ZBHESL
(Note 1)
(1)
%
Mr. Tang Ching Ho (“Mr. Tang") 28,026,339 28,026,300 2,734,664,306 4,989,928,827 7,780,645,772 48.69
(Note a) (Note b) (Note ¢
HENLEE(SEE]) (#ita) (H#1:#b) (Hitc)
Ms. Yau Yuk Yin (‘Ms. Yau”) 28,026,300 2,762,690,645 — 4,989,928,827 7,780,645,772 48.69
(Note d) (Note ¢)
BEEZL(B%L)) (##a) (Hiite)
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DISCLOSURE OF INTERESTS (CONTINUED)
EmIFEE (8)

DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS

IN SHARES, UNDERLYING SHARES OR
DEBENTURES OF THE COMPANY AND ITS
ASSOCIATED CORPORATIONS (continued)

Long positions in the ordinary shares of the
Company: (continued)

Notes:

(@ Mr. Tang was taken to be interested in those shares in which his

spouse, Ms. Yau, was interested.

(b) 486,915,306 shares were held by Caister Limited (a company
wholly-owned by Mr. Tang), 531,000,000 shares were held by
Billion Trader Limited (a direct wholly-owned subsidiary of Loyal
Fame International Limited (“Loyal Fame”), a direct wholly-owned
subsidiary of Easy One Financial Group Limited (“Easy One”),
which is in turn wholly-owned by Mr. Tang), and 432,475,200
and 1,284,273,800 shares were held by Suntech Investments
Limited and Hearty Limited respectively (both direct wholly-owned
subsidiary of Total Smart Investments Limited, which is directly
wholly-owned by WYT, which is owned as to approximately
67.26% by Rich Time Strategy Limited (“Rich Time”), which is in
turn wholly-owned by Wang On Enterprises (BVI) Limited (“WOE”),

a wholly-owned subsidiary of the Company).

(c)  Mr. Tang was taken to be interested in those shares by virtue of
being the founder of a discretionary trust, namely Tang’s Family

Trust.

(d)  Ms. Yau was taken to be interested in those shares in which her

spouse, Mr. Tang, was interested.

(e) Ms. Yau was taken to be interested in those shares by virtue of

being a beneficiary of Tang’s Family Trust.

(f) The percentages were disclosed pursuant to the relevant

disclosure form(s) filled under the SFO.
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DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS
IN SHARES, UNDERLYING SHARES OR

DISCLOSURE OF INTERESTS (CONTINUED)
EmEEE (8)

DEBENTURES OF THE COMPANY AND ITS
ASSOCIATED CORPORATIONS (continued)

Interest in the shares and underlying shares of

associated corporations:

EFRFETRAEBRFLAFTRAEHE
BEEZRG  HRROKAESZE
o Rk e (&)

REBEZEZBRORERBKRGOZER:

Approximate
percentage of

associated
Name of corporation’s
associated Total number of total
Name of Director corporations  Nature of interest shares involved  issued shares
HEZEE
BRITROBHZ
EEfR HEBEEEE #EatHE Fii B BR {0 %8 8 BHESL
(Note a)
(Kiita)
%
Mr. Tang CAP Interest of controlled corporation 7,320,095,747 73.54
(Note b)
B4 & HERE @ XESARER (Bt7b)
Ms. Yau WYT Interest of controlled corporation 810,322,940 67.26
(Note c)
ML e XEHARER (Kiite)
WOP Interest of controlled corporation 11,400,000,000 75.00
(Note c)
R E g ok NG o (Hrite)
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DISCLOSURE OF INTERESTS (CONTINUED)
BmEE (&)

DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS

IN SHARES, UNDERLYING SHARES OR
DEBENTURES OF THE COMPANY AND ITS
ASSOCIATED CORPORATIONS (continued)

Interest in the shares and underlying shares of
associated corporations: (continued)

Notes:

(@ The percentages were disclosed pursuant to the relevant

disclosure form(s) filled under the SFO.

Pursuant to the disclosure of interests form published on the
website of the Stock Exchange, among of the 7,320,095,747
shares of CAP, 2,007,700,062 shares of CAP were held by Onger
Investments Limited (“Onger Investments”) and 5,312,395,685
shares of CAP were held by Goal Success Investments Limited
(“Goal Success”). Onger Investments and Peony Finance
were directly wholly-owned by Loyal Fame. Goal Success
was directly wholly-owned by Biomore Investments Limited
(“Biomore Investments”) (a direct wholly-owned subsidiary of
Total Smart Investments Limited (“Total Smart”) which is directly
wholly-owned by WYT. WYT is owned as to approximately
67.26% by Rich Time.

810,322,940 shares of WYT were held by Rich Time, which is
wholly-owned by WOE; 11,400,000,000 shares of WOP were
held by Earnest Spot Limited (a direct wholly-owned subsidiary of
WOE).

Save as disclosed above, as at 30 September 2022, none of the
Directors and chief executive of the Company and/or any of their
respective associates had registered an interest or short position
in the shares, underlying shares or debentures of the Company
or any of its associated corporations (within the meaning of
Part XV of the SFO), as recorded in the register required to be
kept by the Company pursuant to Section 352 of the SFO, or
as otherwise notified to the Company and the Stock Exchange
pursuant to Part XV of the SFO or the Model Code.
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DISCLOSURE OF INTERESTS (CONTINUED)

DIRECTORS’ RIGHTS TO ACQUIRE SHARES OR
DEBENTURES

Save as disclosed under the heading “Directors’ and chief
executive’s interests and short positions in shares, underlying
shares or debentures of the Company and its associated
corporations” above and “Share Option Schemes” below, at
no time during the period were rights to acquire benefits by
means of the acquisition of shares, or underlying shares in,
or debentures of the Company granted to any Director, chief
executive of the Company or their respective spouse or minor
children, or were any such rights exercised by them; or was the
Company or any of its subsidiaries a party to any arrangement
to enable the Directors or chief executive of the Company to
acquire such rights in any other body corporate.

SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS AND SHORT POSITIONS
IN SHARES AND UNDERLYING SHARES

As at 30 September 2022, to the best knowledge of the
Directors, the following persons (other than the Directors or the
chief executive of the Company) had, or were deemed or taken
to have, interests or short positions in the shares or underlying
shares of the Company which would fall to be disclosed to the
Company under the provisions of Divisions 2 and 3 of Part XV of
the SFO, or which were recorded in the substantial shareholders
register required to be kept by the Company under Section 336
of the SFO:

i (8)

EEMARMERSZERN
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DISCLOSURE OF INTERESTS (CONTINUED)

i (8)

SUBSTANTIAL SHAREHOLDERS’ AND OTHER

PERSONS’ INTERESTS AND SHORT POSITIONS {3z & & ik & (&)
IN SHARES AND UNDERLYING SHARES

(continued)

FERRRHEM A L5875k R

Long positions in the ordinary shares of the RELAFEERZIEYR:
Company:
Approximate
percentage of
the Company’s
Number of total issued
Name of shareholders Notes Capacity shares share capital
HEFELFZEH
BERTREIZ
BEER HE Wit & B8 B I FoN=R A
(Note 5)
(Ha25)
%
Accord Power Limited (“Accord (1) Beneficial owner — 4,989,928,827 31.23
Power”) Tang’s Family Trust
S@IES]UNCIE - & B EmEAA—
BERIEET
Alpadis Trust (HK) Limited (2)  Interest of controlled 4,989,928,827 31.23
corporation —
Trustee
Alpadis Trust (HK) Limited YR A E RS —
ZFEA
Mr. Dominik Philipp Heer (2)  Interest of controlled 4,989,928,827 31.23
corporation
Dominik Philipp Heer % 4 PR BN R &
Mr. Alain Esseiva (2)  Interest of controlled 4,989,928,827 31.23
corporation
Alain Esseiva %t & ZAEH QR &
Ms. Krinya Heer (3)  Family interest 4,989,928,827 31.23
Krinya Heer %z + K Ik 1 =
WYT (4)  Interest of controlled 1,716,749,000 10.74
corporation
i 7T % RS AT R
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DISCLOSURE OF INTERESTS (CONTINUED)

SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS AND SHORT POSITIONS
IN SHARES AND UNDERLYING SHARES
(continued)

Long positions in the ordinary shares of the
Company: (continued)

Notes:

(1)

Accord Power is wholly owned by Alpadis Trust (HK) Limited in
its capacity as the trustee of Tang’s Family Trust. Accordingly,
Alpadis Trust (HK) Limited was taken to be interested in those
shares held by Accord Power.

Alpadis Group Holding AG is held by ESSEIVA, Alain as to 53.34%
and HEER, Dominik Philipp as to 40.60%. Accordingly, ESSEIVA,
Alain and HEER, Dominik Philipp were taken to be interested in
those Shares in which Alpadis Group Holding AG was interested.
HEER, Krinya is the spouse of HEER, Dominik Philipp and was
therefore taken to be interested in those Shares in which HEER,
Dominik Philipp was interested.

Alpadis Trust (HK) Limited is the trustee of Tang’s Family Trust.
Alpadis Trust (HK) Limited is owned as to 20% by each of
Eastwest Trading Ltd., Raysor Limited, AGH Invest Ltd., AGH
Capital Ltd. and Alpadis Group Holding AG.

WYT is an indirect non wholly-owned listed subsidiary of the

Company.

The percentages were disclosed pursuant to the relevant
disclosure form(s) filed under the SFO.

Save as disclosed above, as at 30 September 2022, there were
no other persons (other than the Directors or the chief executive
of the Company) who had an interest or short position in the
shares or underlying shares of the Company which would fall to
be disclosed to the Company under the provisions of Divisions
2 and 3 of Part XV of the SFO, or which were recorded in the
register required to be kept by the Company under Section 336
of the SFO.

i (8)

FERE R Hfth A 5B 7 B 48 BR B
Rzl Rkide (&)

REQFRBERZFE: (H)

fit i

(1) %71 A Alpadis Trust (HK) Limited A 5 5 =R &
E2XTAZH2EEE - At - Alpadis
Trust (HK) Limited 518 R BB NI EZ S
RipzHER °

(2)  Alpadis Group Holding AG B ESSEIVA, Alain
X HEER, Dominik Philipp 7 5 # &53.34%
}40.60% - Itt - ESSEIVA, Alain & HEER,
Dominik Philipp # # /& » Alpadis Group
Holdng AGHE E = MR D R B &= ©
HEER, Krinya £HEER, Dominik Philipp B2
& 4 AR A R HEER, Dominik Philipp # & # &
B R R A -

(3)  Alpadis Trust (HK) Limited & &0 X 5 ik 12 :E 19
Z#E A ° Alpadis Trust (HK) Limited g Eastwest
Trading Ltd.  Raysor Limited - AGH Invest
Ltd. - AGH Capital Ltd. &  Alpadis Group
Holding AG& B # B520% °

@ NTERARAMEEFZEZ LTHEARRF -

6) ZANLDBREREFRBEGIRINER
WEREKE -

BEXFHEEEN R_TE-_—_FhLA=1+H"
BMEEMAT(EESRARAZTEZTHRAER
SNRAARIRMD BRGNP HEERBEESR
HEEFBEXVEFE2RID B2 1§ X AR AR ]
BE AELRARRBREZIFRBEGHE
SWBEMEFEZERMZIBERIAR -
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SHARE OPTION SCHEMES
i IRt E

SHARE OPTION SCHEME OF THE COMPANY

The share option scheme (the “2012 Scheme”), which was
adopted on 21 August 2012, had expired on 20 August 2022
whereupon no further new options under the 2012 Scheme was
granted. Following the expiry of the 2012 Scheme, the Company
adopted a new share option scheme (the “2022 Scheme”) at
the annual general meeting of the Company held on 26 August
2022, which will provide the Company with flexibility in providing
incentives and recognition to suitable eligible participants for
their contribution/potential contributions to the Group. The
2022 Scheme became effective on 26 August 2022 and, unless
otherwise terminated earlier by its shareholders at a general
meeting, will remain in force for a period of 10 years from that
date.

Under the 2022 Scheme, share options may be granted
to directors (including executive Directors, non-executive
Directors and independent non-executive Directors (“INED”))
and employees of the Group and any advisors, consultants,
distributors, contractors, suppliers, agents, customers,
business partners, joint venture business partners, promoters,
service providers of any member of the Group whom the
Board considers, in its sole discretion, have contributed or will
contribute to the Group and to encourage participants to work
towards enhancing the value of the Company for the benefit of
the Company and the shareholders as a whole.

During the period under review, no share option under the 2012
Scheme and the 2022 Scheme was granted, exercised, lapsed,
or cancelled and as at 30 September 2022, there was no
outstanding share option under the 2012 Scheme and the 2022
Scheme.
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SHARE OPTION SCHEMES (CONTINUED)

SHARE OPTION SCHEME OF WOP

WOP adopted a share option scheme (the “WOP Share Option
Scheme”) with the approval of the shareholders of WOP and the
Company at the respective annual general meetings held on 9
August 2016. The WOP Share Option Scheme became effective
on 9 August 2016 and, unless otherwise terminated earlier by
its shareholders at a general meeting, will remain in force for a
period of 10 years from that date.

Under the WOP Share Option Scheme, share options may be
granted to any WOP’s director or proposed director (whether
executive or non-executive, including independent non-executive
directors), employee or proposed employee (whether full-time
or part-time) or any secondee, or any holder of any securities
issued by any member of the WOP Group or holding company
or any substantial shareholder or any company controlled by
its substantial shareholder, any person or entity that provides
research, development or other technological support or any
advisory, consultancy, professional or other services to any
member of the WOP Group or any substantial shareholder, or
any company controlled by one or more persons belonging to
any of the above classes of participants.

During the period under review, no share option under the
WOP Share Option Scheme was granted, exercised, lapsed
or cancelled and as at 30 September 2022, there was no
outstanding share option under the WOP Share Option Scheme.
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SHARE OPTION SCHEMES (CONTINUED)
ERRRtERTE] ()

SHARE OPTION SCHEME OF WYT

On 22 August 2013, WYT adopted a share option scheme (the
“WYT 2013 Scheme”), under the WYT 2013 Scheme, share
options may be granted to any WYT’s director or proposed
director (whether executive or non-executive, including the
independent non-executive directors), employee or proposed
employee (whether full-time or part-time), or any secondee,
or any holder of securities issued by any member of the WYT
Group or holding company or any substantial shareholder or
any company controlled by its substantial shareholder, any
person or entity that provides research, development or other
technological support or any advisory, consultancy, professional
or other services to any member of the WYT Group or any
substantial shareholder or company controlled by a substantial
shareholder, or any company controlled by one or more persons
belonging to any of the above classes of participants.

The WYT 2013 Scheme became effective on 22 August 2013
and, unless otherwise terminated earlier by its shareholders at
a general meeting, will remain in force for a period of 10 years
from that date.

During the period under review, no share option was granted,
exercised, lapsed or cancelled under the WYT 2013 Scheme
and as at 30 September 2022, there was no outstanding share
option under the WYT 2013 Scheme.
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SHARE OPTION SCHEMES (CONTINUED)

SHARE OPTION SCHEME OF CAP

The share option scheme of CAP (the “2012 CAP Share Option
Scheme”), which was adopted on 3 May 2012, was ended on
2 May 2022 whereupon no further new options was granted
thereunder. Following the expiry of the 2012 CAP Share Option
Scheme, CAP adopted the new CAP share option scheme (the
“New CAP Share Option Scheme”) at the annual general
meeting of CAP held on 26 August 2022 with the approval
of the shareholders of CAP, WYT and the Company, which
will provide CAP with flexibility in providing incentives and
recognition to suitable eligible participants for their contribution/
potential contributions to the CAP Group. The New CAP Share
Option Scheme became effective on 26 August 2022 and,
unless otherwise terminated earlier by shareholders at a general
meeting, will remain in force for a period of 10 years from that
date.

Under the New CAP Share Option Scheme, share options
may be granted to directors (including executive directors,
non-executive directors and independent non-executive
directors) and employees of the CAP Group and any advisors,
consultants, distributors, contractors, suppliers, agents,
customers, business partners, joint venture business partners,
promoters, service providers of any member of the CAP
Group whom the CAP Board considers, in its sole discretion,
have contributed or will contribute to the CAP Group and to
encourage participants to work towards enhancing the value of
CAP for the benefit of CAP and the shareholders of CAP as a
whole.

Since the adoption of the 2012 CAP Share Option Scheme and
up to 30 September 2022, 226,000,000 share options of CAP
were granted in January 2022. The CAP 2012 Scheme expired
in May 2022. Upon termination of the 2012 CAP Share Option
Scheme, the subsisting share options granted prior to the
expiration will continue to be valid and exercisable during the
prescribed exercisable period in accordance with the terms of
the 2012 CAP Share Option Scheme.

During the period under review and save as disclosed above,
no share option under the 2012 CAP Share Option Scheme and
the New CAP Share Option Scheme was granted, exercised,
lapsed or cancelled and as at 30 September 2022, there were
226,000,000 share options of CAP outstanding under the 2012
CAP Share Option Scheme and no outstanding share option of
CAP under the New CAP Share Option Scheme.
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CORPORATE GOVERNANCE AND OTHER INFORMATION

TEERRAEMER

COMPLIANCE WITH THE CORPORATE
GOVERNANCE CODE

In the opinion of the Board, the Company has complied with the
applicable code provisions of the Corporate Governance Code
(the “CG Code”) set out in Appendix 14 to the Listing Rules
throughout the period for the six months ended 30 September
2022.

The Group is committed to maintaining a high standard of
corporate governance with a strong emphasis on transparency,
accountability, integrity and independence and enhancing the
Company’s competitiveness and operating efficiency, to ensure
its sustainable development and to generate greater returns for
the shareholders of the Company.

UPDATE ON DIRECTORS’ INFORMATION

Mr. Tang Ching Ho, the chairman of the Company, was
re-designated as an executive director of CAP on 1 October
2022.

There is no change in information of the Directors since the
publication of the 2022 annual report which is required to be
disclosed pursuant to Rule 13.51B(1) of the Listing Rules.

PURCHASE, SALE OR REDEMPTION OF
LISTED SECURITIES OF THE COMPANY

Neither the Company nor any of its subsidiaries purchased, sold
or redeemed any of the listed securities of the Company during
the six months ended 30 September 2022.

MODEL CODE FOR SECURITIES
TRANSACTIONS BY DIRECTORS

The Company has adopted its code of conduct regarding the
securities transactions by the Directors no less exacting terms
than the required standard set forth in the Model Code set
out in Appendix 10 to the Listing Rules. Having made specific
enquiries with all Directors, the Company confirmed that all
Directors had complied with the required standard set out in the
Model Code throughout the period under review and up to the
date of this interim report and no incident of non-compliance by
the Directors was noted by the Company.
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CORPORAﬂEGOVERNANCEANDCNFERINRDRMAﬂON(CONﬂNUEQ

AUDIT COMMITTEE

The Company has established an audit committee (the “Audit
Committee”) with specific written terms of reference in
compliance with Rule 3.21 of the Listing Rules for the purposes
of reviewing and providing supervision over, among other things,
the Group’s financial reporting process, internal controls, risk
management and other corporate governance issues. The
Audit Committee has reviewed with management the unaudited
interim condensed consolidated financial information for the
six months ended 30 September 2022 of the Group. The Audit
Committee comprises three INEDs, namely Mr. Wong Chun,
Justein, Mr. Siu Kam Chau and Mr. Chan Yung. Mr. Siu Kam
Chau is the chairman of the Audit Committee.

APPRECIATIONS

I would like to take this opportunity to thank our customers,
business partners, shareholders and institutional investors for
the continued support given to the Group during the period. |
would also like to thank our fellow members of the Board and alll
staff for their contribution to the Group.

By Order of the Board
Tang Ching Ho
Chairman and Executive Director

Hong Kong, 25 November 2022
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CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS

AND OTHER COMPREHENSIVE INCOME
K ELfth 2 T Y o

:\/

IRRAR S

Six months ended 30 September 2022 B&

—E-_FhAA=1+HILNER

Six months ended
30 September
BEAB=+HLKRER

2022 2021
—E-= T4
Notes (Unaudited) (Unaudited)
ok=3 (REER) (REFEZ)
HK$°000 HK$'000
FETT FAET
(Restated)
(m&E7)
REVENUE A
Revenue from contracts with KEEFPELHOZHA
customers 4 1,815,993 580,034
Interest income from treasury MEERKZ2FBWA
operation 4 42,693 87,893
Revenue from other sources H A 2ROR 2 W A 4 191,793 228,583
Total revenue FENL N 2,050,479 896,510
Cost of sales 5 B A AR (1,518,319) (443,180)
Gross profit EF 532,160 453,330
Other income and gains, net g A R Uz F R 4 74,569 62,366
Selling and distribution expenses HERDIHER (203,589) (131,163)
Administrative expenses THRE R (270,459) (285,384)
Impairment losses on financial assets, % & & & B EE 18 F58
net (11,628) (37,004)
Other expenses HiZE A (36,208) (57,362)
Finance costs B & K AR 5 (130,910) (110,698)
Write-down of properties under TR TE 52 W
development (5,620) —
Write-down of properties held for sale iR EE M % (16,261) =
Fair value losses on financial BAVEFABRRZE
instruments at fair value through profit T A QX F{EEEF %Ei
or loss, net (23,573) (31,345)
Fair value gains on owned investment FriEBEREWERAFEW
properties, net R R 18,599 59,266
Share of profits of: FEAG & A -
Joint ventures EEE 108,362 211,645
Associates SN 722 59
PROFIT BEFORE TAX B ¥R 8 i F 6 36,164 133,710
Income tax expense FrigBifx 7 (33,541) (23,389)
PROFIT FOR THE PERIOD 1A 2,623 110,321

Wang On Group Limited Interim Report 2022



CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS
AND OTHER COMPREHENSIVE INCOME (CONTINUED)
BRAGe B R HMEERGR (&)

Six months ended 30 September 2022 EiZ L - —FNH=+H L/~ #@A

Six months ended
30 September
BEALNB=1+HLKXEAR

2022 2021
—— — — e

—_— —— —7—_45'5

(Unaudited) (Unaudited)
(REFR) (R HEZR)

HK$’000 HK$'000
FET FET
OTHER COMPREHENSIVE INCOME/ Eft2®mIta  (5i8)
(LOSS)
Other comprehensive income/(loss) that B 1£ B & 7] & #7 7 48 2 18 25 2
may be reclassified to profit or loss in Bt 2 E iz (F#E) -
subsequent periods:
Debt investments at fair value through &R AFEFA KM 2EKZE 2
other comprehensive income: BEHERE:
Changes in fair value NEEEE (103,372) (107,863)
Reclassification adjustments for MErABRZZEBR (WE)EH
losses/(gains) included in profit or DI E
loss
— Impairment losses, net — REBEFE 6,516 31,516
— Loss/(gain) on disposal/ — HE EREE (W)
redemption, net R 23,027 (24,204)
(73,829) (100,551)
Exchange differences on translation of BINEHR 2 IE X =58
foreign operations (370,300) 52,658
Other reserves: EH {4
Share of other comprehensive EiEeaEtEREMEE
income/(loss) of joint ventures W,/ (E18) (11,796) 1,881
Net other comprehensive loss that may EZ BE A& o BEERE 2
be reclassified to profit or loss in Hih2EEEFRE
subsequent periods (455,925) (46,012)
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CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS

AND OTHER COMPREHENSIVE INCOME (CONTINUED)
BHRFEeERkHEMmEEKERR (8 )
Six months ended 30 September 2022 #Z —F - —F N A =+H E/~AA

Six months ended
30 September
BEALNB=1+HLKXEAR

2022 2021
—E- = —EB-—F
(Unaudited) (Unaudited)
(REER) (REgzE=Z)
HK$’000 HK$'000
FET FET
Other comprehensive income/(loss) that B £ BT # T & E# 7 £z .2
will not be reclassified to profit or loss At 2 E 75 (E#E) -
in subsequent periods:
Equity investments at fair value through #Z R FEFAEMEEm R 2
other comprehensive income: RERE:
Changes in fair value, net of tax NEEZE - NBRFIA (7,012) 11,047
Net other comprehensive income/(loss) E# BB TeEN D BEEEREZ
that will not be reclassified to profit or Hi 2@z, (EE)F5E
loss in subsequent periods (7,012) 11,047
OTHER COMPREHENSIVE LOSS FHEMZESR
FOR THE PERIOD (462,937) (34,965)
TOTAL COMPREHENSIVE INCOME/ FH2EkK S (HEi8) @
(LOSS) FOR THE PERIOD (460,314) 75,356
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CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS

AND OTHER COMPREHENSIVE INCOME (CONTINUED)
BRAGe B R HMEERGR (&)
Six months ended 30 September 2022 #EZ - - —F N A=1+HE/~AA

Six months ended
30 September
BEALNB=1+HLKXEAR

2022 2021
—E- = —EB-—F
Note (Unaudited) (Unaudited)
Bt aF (RIEER) (REgzE=Z)
HK$’000 HK$'000
F & T FET
Profit/(loss) attributable to: A& EERF
(E518) -
Owners of the parent NAEEFAA (23,613) 46,494
Non-controlling interests IR E R 26,236 63,827
2,623 110,321
Total comprehensive income/(loss) L&A ELEEE R
attributable to: (F518) 18738
Owners of the parent NEIERFAA (225,794) 11,397
Non-controlling interests FEE R B = (234,520) 63,959
(460,314) 75,356
EARNINGS/(LOSS) PER SHARE BAREERESRSEA
ATTRIBUTABLE TO ORDINARY EEEREFN
EQUITY HOLDERS OF THE (E1R)
PARENT
Basic and diluted EARREE 8 HK(0.17) cent  HKO0.31 cent
(0.17) 3% 4l 0.313%
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CONDENSED CONSOLIDATED
STATEMENT OF FINANCIAL POSITION

R B4R S B RSN 3R

30 September 31 March
2022 2022
—E-— —_E-=
AWB=+H =A=+—H
Notes (Unaudited) (Audited)
iok=3 (REER) (&%)
HK$’000 HK$’000
FET FET
NON-CURRENT ASSETS EREEE
Property, plant and equipment Y- BERE 10 1,348,844 1,288,288
Investment properties "EME 11 3,713,885 4,227,712
Club memberships BT e 4 31,800 15,000
Properties under development BEEAME 10 1,827,570 1,752,244
Investments in joint ventures REETCEZRE 3,088,135 2,797,739
Investments in associates REENR 2K E 23,483 22,761
Financial assets at fair value through &2 2 FEFA E 2 m K
other comprehensive income mIERMEE 282,107 295,274
Financial assets at fair value through AP EFAEBZ Z S/
profit or loss AE 167,616 171,842
Loans and interest receivables FEWE R EFE 12 85,774 90,532
Prepayments, other receivables and TER IR - Bt EULEIR
other assets RHMEE 185,795 182,468
Deferred tax assets EEBIBEE 326 15,576
Total non-current assets WIEREE E 10,755,335 10,859,436
CURRENT ASSETS mEEE
Properties under development TREAPYE 10 2,241,258 3,376,279
Properties held for sale BIEREME 2,038,687 1,977,986
Inventories FE 231,578 188,179
Trade receivables JE R BR 3R 13 89,585 104,927
Loans and interest receivables W E R & F B 12 333,529 385,160
Prepayments, other receivables and AT FRIE - BRI
other assets N H A& E 523,023 605,208
Cost of obtaining contracts ER/AHZKA 16,094 35,597
Financial assets at fair value through  #Z QA FEH A H 2 mE U
other comprehensive income mZEREE 14,297 160,022
Financial assets at fair value through A FEFAEBRZ Z S/
profit or loss BE 115,853 312,885
Tax recoverable B ER R 10,414 14,728
Pledged deposits BT & 12,106 31,250
Restricted bank balances PR 9R 17 4 &8 9,223 7,311
Cash and cash equivalents RekREFERIEE 1,691,540 1,451,365
7,327,187 8,650,897
Assets classified as held for sale and D EABELEZEEN
assets of a disposal company BEHERARZEE 14 610,536 546,114
Total current assets BB EE 7,937,723 9,197,011
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CONDENSED CONSOLIDATED

STATEMENT OF FINANCIAL POSITION (CONTINUED)
BRRZEE TR R (&)

30 September 2022 —E - —FHA=+H

30 September 31 March
2022 2022
—E_"— —EF=-=
nB=+H —A=+—H
Notes (Unaudited) (Audited)
B &7 (REER) (&%)
HK$°000 HK$'000
FET F#ET
CURRENT LIABILITIES o B 8 R
Trade payables FE T BR 3K 15 176,542 109,850
Other payables and accruals HihEIHRIBERETER 983,926 1,042,828
Contract liabilities ahaE 239,115 750,710
Interest-bearing bank and other HERTREMEE
borrowings 2,140,522 3,182,605
Tax payable FES BiIR 138,812 143,714
3,678,917 5,229,707
Liabilities of a disposal company BEHEARZAEE 14 245,835 221,673
Total current liabilities wReaE 3,924,752 5,451,380
NET CURRENT ASSETS RHEERE 4,012,971 3,745,631
TOTAL ASSETS LESS CURRENT HEERRBDAR
LIABILITIES 14,768,306 14,605,067
NON-CURRENT LIABILITIES ERE AR
Unsecured notes BEARE 206,627 219,497
Interest-bearing bank and other FFEEBITREMEE
borrowings 4,288,975 3,457,477
Other payables H b JE 5 5K B 575,792 641,082
Deferred tax liabilities EERIBEE 596,488 687,217
Total non-current liabilities wIERBEE 5,667,882 5,005,273
Net assets BEEFE 9,100,424 9,599,794
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CONDENSED CONSOLIDATED

STATEMENT OF FINANCIAL POSITION (CONTINUED)

AR A M AR (48 )

30 September 2022 —E - —FHA=1+H

30 September 31 March
2022 2022
—E_-— —E=-=
ARB=+H Z=ZHB=+-—8H
Note (Unaudited) (Audited)
B i (REER) (&%)
HK$’000 HK$'000
FET FET
EQUITY ga
Equity attributable to owners of the B AR E BB AE L
parent g2
Issued capital BEITRA 16 159,775 159,775
Treasury shares JERE &) (92,605) (92,605)
Reserves & 5,725,200 5,924,641
5,792,370 5,991,811
Non-controlling interests FRRER 3,308,054 3,607,983
Total equity e 9,100,424 9,599,794
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CONDENSED CONSOLIDATED
STATEMENT OF CHANGES IN EQUITY

fE55 A

n‘/T\

SRRBEE

Six months ended 30 September 2022 & ZE == ffihﬂ +HIEREA

Attributable to owners of the parent

FAAESRAARE
Share Fairvalue  Fairvalue  Exchange Asset Non-
Issued ~ Treasury  premium  Contributed reserve reserve (non-  fluctuation  Reserve Other  revaluation Capitel ~ Retained controling Total
capital shares  account suplus  (recycling)  recycling) Teserve funds reserve reserve eserve profits Totdl  interests equity
ATHEER DNTEEE SNE 43
BEARE  ERRD ROEEE ERRR  (WHE) (FAIE) HIRE BREE  HMBR  EREE  HARR ZEH A FERER @R
(Unaudited) (Unaudited) (Unaudited) ~(Unaudited) (Unaudited) ~(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudted) (Unaudted) (Unaudited) ~(Unaudted)  (Unaudited)  (Unaudited)
(%827 (78R (REER) (REZR) (REER) (REER) (RE2R) (REER) (REZR) (REER) (REZR) (REER) (REEW) (REER) (REER)
HKSO00  HKSOO0  HKSUO0 SO0 HKSUOO  HKSUOO  HKSUOD - HKSUOD  HKSODD  HKSODD  HKSDOO  HKSUO0  HKSUOO  HKSUDOO  HKSUOO
AT AT 74 AL AT Az FET AT AT FEL AT AT b7 AL AT
At 1 April 2021 RZFZ-4mA-A 166,575 (92605) 1220218 306,353 (26338 (12,49 38,805 547 8,724 34083 46834 4846310 6438057 3530924 9968981
Profit for the period BRET S S = S S = S S = S S 46,494 46,494 63,827 110,321
Other comprehensie B4 2ERE/
income/[loss) for the (B8
period
Financial assets at far ~ KATEHALR
value through ofher 2ENEZ
comprehensive SHEE:
income:
Changes in fair valu, net AT E#E -
of tax MBHE S = = - 089 9039 - - - - - - B8y (4963 (96816)
Reclassification HABEZNEY
adjustments for gain EEpEE
included in profit or
loss
- Reversal of - BOEESE
impairment losses, it
net - - - - 21381 - - - - - - - 21,331 4185 31516
- Loss/(gain) - 1&/5E
on disposal/ BR /)
redemption, net 7% - - - - (% - - - - - - - (8% 3694 (24204
Exchenge differenceson S EKEREE
translation of foreign
operations - - - - - - 4544 - - - - - 4544 217 52,658
Share of other ElEREREAN
comprehensive income %Mm
of joint ventures - - - - - - - - 1881 - - - 1881 - 1881
Total comprehensive income BA2E &8
for the period - - - - (91,459) 9,039 4544 - 1881 - - 46,494 11,396 63,960 75,356
Final 2021 dividend “Eo-ERERE = = = = = = = = = = — B0 B0 1B (2988)
Tranferto reserve funds ~ EEFERES - - - - (83) - - - - - - 5 - - -
Deemed disposal of partial - EftHEHBR
interestinasubsidary  HAER - - - - - - (2,564) - - - (9815) - {39 12319 -
Dividend paid to non- REERRRZNRE
controlling shareholders - - - - - - - - - - - - - (28120) (28120)
A Seplember 2021 RZET-FARITRE 665 (60 120018 %0636 (16850 (03210 816 54 1065 34083 06819 4861801 6406018 3500318 9986336
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CONDENSED CONSOLIDATED
STATEMENT OF CHANGES IN EQUITY (CONTINUED)

B m e R (F)

Six months ended 30 September 2022 #Z -~ —FNA=F+H I/l A

Attributable to owners of the parent

BAARERKTARK
Fair value
Share Fairvalue  reserve  Exchange Asset Non-
Issued ~ Treasury  premium Contributed  reserve (non-  fluctuation  Reserve Other ~revaluation ~ Capital ~ Retained controlling Total
capital shares  account  surplus  (recycling) recycling)  reserve funds  reserve  reserve  reserve profits Total interests equity
ATEER ATERRE SE BE

BRfTR% EERR RRERE REER (THE) (FUHE) HBRR GRES
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEE) (REEH) (REEH) (REER) (RESH) (REEQ) (REFH) (REEQ)
HKSO00  HKSU00  HKSOOD  HKSDOO  HKSUOD  HKSOO0  HKSUOD  HKSO00
FET FET FET FE#T FET FET FET FE#T

EEH EBRR  E3ER REEY At FHRRE #Re
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEH) (REFH) (REEE) (REBH) (REEW) (REER) (REER)
HKSO0D  HKSD00  HKSUOD  HKSOO0  HKSUOD  HKSORD  HKSUOO
.23 FET FE#T FET FET FE#T FET

At 1 April 2022 RZZ--EWAE-A 159,775 (92,605 1174253 306,353 (89474 (129833  91817* 1,140
Profitioss) for the period ~ BA%H /(B18) - - - - = = = -
Other comprehensive BREn2EkE/
income/[loss) for the (B#B)
period
Financial assets at fair ~ KATEFALR
value through other FEUE 4R

comprehenive BE:

income:
Changes in fair value, net ~ AFEZE

oftax NBHE - - = - (4512 (8550) = -
Reclassification PAREZNEL

adjustments for gains ENAEEE
included in profit or

192050 08 0% 448360 SONBI 3607983 9599704
= 5 - A @6y %2 268

= S S - B (732 (103

loss
- Impairment losses, - HEFRAE
net - - - = 1517 = = - - - - - 1517 499 6,516
-Losson -Eo/tg
redemption/ BEEE
disposal, net - - - - 18,030 - - - - - - - 18,030 4997 2,027
Exchange differenceson B ERZESEE
translation of foreign
operations - - - - - - (116870 - - - - - (116870)  (253,430)  (370,300)
Share of other EheEbRENRE
comprehensive loss of BB
joint ventures - - - - - - - - (1799) - & - (1% - (17%)
Total comprehensive income BA2E & B8
forthe period - - - - %5 50 (116870) - ) - - B9 @51 MBN)  (460314)

Reclassification adjustment ZAFEFALH2E

forloss on disposal of Wiz LERERE

equity investments at LERZENAR

fair value through other -~ §%

comprehensive income - - - - - 15,314 - -
Acquisiton of non- Wi FERER

controling interests - - & = = = = =
Dividend paid to non- REERRRZARE

controlling shareholders - = = = = = = =
Acquisition of subsiclaries  KEHBAF - - = o o = o =
Disposal of subsidiaries ~ HEHEAT - - - - - - - o

(15314 = = =
= - % - BB (B39 (0%

- - - - - @oe (2909
- - - - - 4
(4088 (4088

M30September 2022 RZBZZEAAZTA 169715 (92605) 1174263 306353 (154430 (123069 (5,053  1,140*

1490 34083 65737 4M44606° 5792370 3308054 9100424

* These reserve accounts comprise the consolidated =
reserves of HK$5,725,200,000 (unaudited) (31 March 2022:
HK$5,924,641,000) in the condensed consolidated statement of
financial position.
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CONDENSED CONSOLIDATED
STATEMENT OF CASH FLOWS

GG eHERE

Six months ended 30 September 2022 HE= - -~ F N A=+HIE/NEA

Six months ended
30 September
BEAB=1+HLKEAR
2022 2021
= T -—F
(Unaudited) (Unaudited)
(RiEER) (REEZ)

Notes HK$’000 HK$’000
B &7 FRET FE T
CASH FLOWS FROM OPERATING RERBREEBEZHERE
ACTIVITIES
Profits tax paid BEREFEH (25,535) (172,982)
Other cash generated from/(used in) HthEEEBHRET
other operating activities (FFRA)zH EMBE £ 360,696 (1,028,599)

Net cash flows from/(used in) operating

activities

REEBE/ (P

REeRnEFR

CASH FLOWS FROM INVESTING

ACTIVITIES
Bank interest received

Additions of investment properties
Investment in an associate
Investments in joint ventures
Subscription of a club membership
Purchases of financial assets at fair
value through other comprehensive

income

Purchases of items of property, plant

and equipment

Proceeds from disposal of property,

plant and equipment

Proceeds from disposal of investment

properties

Proceeds from disposal of financial
assets at fair value through other
comprehensive income

Proceeds from disposal of subsidiaries

Repayments of loans from joint

ventures

Cash advanced to joint ventures
Decrease/(increase) in restricted cash

balances

RERBEBZHERE

BEWERITH B
NEWREWME
R—HEBERRZKE
R—HEEEXRZRE
RIBEMER
BAERAFEFAEM
EHREZEMEE

BADE BERKE
A H

HEME BERREBZ

FT 15 3R

HEREME ZEHA

HERAFEFAEMLE
MWz EMEEMS

KA

H & M B2 B 2 A5 500R

BELEEEREN

ARERXRBNEAS
ZIRBIRITREBRR D,
(& fn)

Net cash flows from investing activities

REZABHEESRE
ek

335,161 (1,201,581)
4 3,162 3,584
(11,745) (47,477)

— (36,000)

(139,897) -

(16,800) -

(38,428) (267,481)

(22,201) (16,428)

176 2,320

17,093 —

87,740 353,382

17 155,692 71,353
172,753 682,518

(95,689) -

(2,923) 1,177

108,933 746,948
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CONDENSED CONSOLIDATED
STATEMENT OF CASH FLOWS (CONTINUED)
%%Hﬂé%ﬂ\é\iﬁﬂiumgﬁ ( =) )
Six months ended 30 September 2022 #Z -~ —FNA=F+H I/l A
Six months ended

30 September
BEAB=1+HLNEAR

2022 2021
—E-= —E-_—4F
(Unaudited) (Unaudited)
(REER) (REEZ)
HK$’000 HK$’000
F & T FET
CASH FLOWS FROM FINANCING REMEFHZHRERE
ACTIVITIES
Acquisition of non-controlling interests U B8 3 4% A% # 25 (9,960) —
Interest paid 2 F & (138,989) (124,816)
Dividends paid B R B — (29,881)
Dividends paid to non-controlling =N T FEERR AR R
shareholders of subsidiaries TR E (29,096) (28,120)
Redemption of unsecured notes B O] fE K 1R R 4R (22,830) —
Repayment of bank and other EERTREMEE
borrowings (1,578,925) (1,472,427)
New bank and other borrowings IR ITREMEE 1,680,640 2,048,742
Principal portion of lease payments HENEF $%*B (77,670) (74,799)
Decrease/(increase) in pledged deposit & # 3 17 2R 4 (38 fn) 16,008 (30,131)
Net cash flows from/(used in) financing Bt & EZ8 1S, (FTH)
activities BeRE F88 (160,822) 288,568
NET INCREASE/(DECREASE) IN BeRAEERATFERALZ
CASH AND CASH EQUIVALENTS | (D) B8 283,272 (166,065)
Cash and cash equivalents at HyBRe IR eERIER
beginning of period 1,451,365 1,707,994
Effect of foreign exchange rate EXEH o BFHE
changes, net (40,762) 3,722
CASH AND CASH EQUIVALENTS AT BB & RE€ERAEH
END OF PERIOD 1,693,875 1,545,651
ANALYSIS OF BALANCES OF CASH R&RR&SRAEEZ
AND CASH EQUIVALENTS BRaot
Cash and bank balances Be MIR1TTES 1,390,104 1,516,288

Non-pledged time deposits with BARRIEEE DR =@

original maturity of less than three Rz mEHE HiER

months when acquired 301,436 28,095
Add: Cash and cash equivalents ofa MM:2HERQRFAZEE R

disposal company

ReFERIER

2,335

1,268

1,693,875

1,645,651
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

1.

1 5

BASIS OF PREPARATION

Wang On Group Limited (the “Company”) is a limited
liability company incorporated in Bermuda, and is listed
on the Main Board of The Stock Exchange of Hong Kong
Limited (the “Stock Exchange”). The principal activities of
the Company and its subsidiaries (collectively referred to
as the “Group”) are described in note 3 to the unaudited
interim condensed consolidated financial information.

The unaudited interim condensed consolidated financial
information of the Group for the six months ended 30
September 2022 has been prepared in accordance with
Hong Kong Accounting Standard (“HKAS”) 34 Interim
Financial Reporting issued by the Hong Kong Institute
of Certified Public Accountants (the “HKICPA”) and the
disclosure requirements of Appendix 16 to the Rules
Governing the Listing of Securities on the Stock Exchange
(the “Listing Rules”).

The unaudited interim condensed consolidated financial
information does not include all the information and
disclosures required in the annual consolidated financial
statements, and should be read in conjunction with the
Group’s annual consolidated financial statements for the
year ended 31 March 2022.

The accounting policies and the basis of preparation
adopted in the preparation of this unaudited interim
condensed consolidated financial information are
consistent with those adopted in the Group’s audited
financial statements for the year ended 31 March 2022,
which have been prepared in accordance with Hong Kong
Financial Reporting Standards (“HKFRSs”) (which include
all Hong Kong Financial Reporting Standards, HKASs
and Interpretations) issued by the HKICPA, accounting
principles generally accepted in Hong Kong and the
disclosure requirements of the Hong Kong Companies
Ordinance, except for the adoption of the revised HKFRSs
as disclosed in note 2 below.

/F‘II-E%- EH e

BB ERIM

30 September 2022 —E - —FHA=+H
EREE

Wang On Group Limited (EZ £ B AR A
A ((Favd)A—HREREZMAL
MERAR  WRBEBBRERIMERA
AIMEMRDERLET - ARE) R EK B
ASIEGEEE 3 1. BEEEE409 S
%P B AR AR A BT IS B RS RS i -

AEBBE-T-_—_FALA=THILXE
ANARREZTHRERGRAUBEHTIR
EEEEMAS(FREHMAE )R
fhzE et ((FRERHEER ) 534
S RE R AER EMARA (L
TRA DS+ RNOBEER MR

AREBERTHEREETBEHLTE
REEGRAUBRERMAZIN ZE2HE
HERE B REBEE_T - _F=H
St -HEFEZAEBEFEGEMBR
x—OIHE -

MEZERCEZRHAERAREVBKE
HERAZEHBERGEELEAER
BHE_T-__FZA=Z+—RHULFEZK
BB RERAEAE B DIREEE
SHMAERMHEEMHEREEN(E
%ﬂﬁﬁ%ﬁﬁ'ﬂ)(@%ﬁﬁﬁ%ﬁ?’%ﬂﬁ%iﬁ
SR FHASHEARRE) FEQ
ReFRULEBRARBENZBERTHE
B RN T A2ETHBENLERTZ
BB ISR ELERIBRI ©
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

IR ERAR A IS E R (4 )

1. BASIS OF PREPARATION (Continued)

This unaudited interim condensed consolidated financial
information has been prepared under the historical cost
convention, except for investment properties, financial
assets at fair value through other comprehensive income
and financial assets and financial liabilities at fair value
through profit or loss which have been measured at fair
value. This unaudited interim condensed consolidated
financial information is presented in Hong Kong dollar
(“HK$”) and all values are rounded to the nearest thousand

except when otherwise indicated.

2. CHANGES IN ACCOUNTING POLICIES AND

DISCLOSURES

The Group has adopted the following revised HKFRSs
for the first time for the current period’s unaudited interim

condensed consolidated financial information:

Amendments to HKFRS 3 Reference to the

Conceptual Framework

Amendments to HKAS 16 Property, Plant and

Equipment: Proceeds

before Intended Use
Onerous Contracts —
Cost of Fulfilling a
Contract
Amendments to
HKFRS 1, HKFRS 9,
lllustrative Examples

Amendments to HKAS 37

Annual Improvements to
HKFRSs 2018-2020

accompanying HKFRS

16, and HKAS 41

Wang On Group Limited Interim Report 2022
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

CHANGES IN ACCOUNTING POLICIES AND 2.

DISCLOSURES (Continued)

The nature and impact of the revised HKFRSs are
described below:

(@)

Amendments to HKFRS 3 replace a reference to
the previous Framework for the Preparation and
Presentation of Financial Statements with a reference
to the Conceptual Framework for Financial Reporting
issued in June 2018 without significantly changing
its requirements. The amendments also add to
HKFRS 3 an exception to its recognition principle
for an entity to refer to the Conceptual Framework
to determine what constitutes an asset or a liability.
The exception specifies that, for liabilities and
contingent liabilities that would be within the scope
of HKAS 37 or HK(IFRIC)-Int 21 if they were incurred
separately rather than assumed in a business
combination, an entity applying HKFRS 3 should
refer to HKAS 37 or HK(IFRIC)-Int 21 respectively
instead of the Conceptual Framework. Furthermore,
the amendments clarify that contingent assets do
not qualify for recognition at the acquisition date. The
Group has applied the amendments prospectively
to business combinations that occurred on or after
1 April 2022. As there were no contingent assets,
liabilities and contingent liabilities within the scope of
the amendments arising in the business combination
that occurred during the period, the amendments
did not have any impact on the financial position and
performance of the Group.

30 September 2022 —E - —FHA=+H

ERRRREEZLE(E)

EIE BB SRS EN ZIEE RY BN
AL

(@)

BERMBHREEREIFRUSET) A=
E-N\EFAAEMHNBBREE
ERZIEMAMREAMTBHRERGFER
REFIEZR  BHARBERERER
TE o ZAEET IR ¥ & B B 75 e 5 A B
ERAHAER2EMERUET
—HEEX " BABIER IER
R AN A—IB B INE R o % Bl SNE
IR - RN BB g ERIEI7R
SBEB (AR BREREZES) —
REEATHBERNZEBBERIAE
EMs WHEHBEBELEMERES
XBEeHPELE AEREANE
HREENEIRCERBESRLZER
BT ERIFEI7HRIE L (BRI
REREZES) —RBENMIE
BEAMEZR o W ZFBET BB
REERKEABRI TG BRIE
- REFERCHR S - _FMA—H
IR TE L EBE BPERMNZ
EBFT -BERTHEREZEBE
HEEZKAEE BERKIAE
BETBRIEETHE - ZZIBETH
ANCSE ol B S A s R e

=
2
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

IR ERAR A IS E R (4 )

2. CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES (Continued)

(b) Amendments to HKAS 16 prohibit an entity from
deducting from the cost of an item of property, plant
and equipment any proceeds from selling items
produced while bringing that asset to the location and
condition necessary for it to be capable of operating
in the manner intended by management. Instead,
an entity recognises the proceeds from selling any
such items, and the cost of those items, in profit
or loss. The Group has applied the amendments
retrospectively to items of property, plant and
equipment made available for use on or after 1 April
2021. Since there was no sale of items produced
while making property, plant and equipment available
for use on or after 1 April 2021, the amendments
did not have any impact on the financial position or
performance of the Group.

(0 Amendments to HKAS 37 clarify that for the purpose
of assessing whether a contract is onerous under
HKAS 37, the cost of fulfilling the contract comprises
the costs that relate directly to the contract. Costs
that relate directly to a contract include both the
incremental costs of fulfilling that contract (e.qg.,
direct labour and materials) and an allocation of other
costs that relate directly to fulfilling that contract
(e.g., an allocation of the depreciation charge for
an item of property, plant and equipment used in
fulfilling the contract as well as contract management
and supervision costs). General and administrative
costs do not relate directly to a contract and are
excluded unless they are explicitly chargeable to
the counterparty under the contract. The Group has
applied the amendments prospectively to contracts
for which it has not yet fulfilled all its obligations at 1
April 2022 and no onerous contracts were identified.
Therefore, the amendments did not have any impact
on the financial position or performance of the Group.
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

2. CHANGES IN ACCOUNTING POLICIES AND 2.

DISCLOSURES (Continued)

(d)

Annual Improvements to HKFRSs 2018-2020 sets
out amendments to HKFRS 1, HKFRS 9, lllustrative
Examples accompanying HKFRS 16, and HKAS 41.
Details of the amendments that are applicable to the
Group are as follows:

HKFRS 9 Financial Instruments: clarifies the
fees that an entity includes when assessing
whether the terms of a new or modified financial
liability are substantially different from the terms
of the original financial liability. These fees
include only those paid or received between
the borrower and the lender, including fees paid
or received by either the borrower or lender on
the other’s behalf. The Group has applied the
amendment prospectively to financial liabilities
that are modified or exchanged on or after 1
April 2022. As there was no modification of the
Group’s financial liabilities during the period,
the amendment did not have any impact on the
financial position or performance of the Group.

HKFRS 16 Leases: removes the illustration of
payments from the lessor relating to leasehold
improvements in lIllustrative Example 13
accompanying HKFRS 16. This removes
potential confusion regarding the treatment of
lease incentives when applying HKFRS 16.

OPERATING SEGMENT INFORMATION

For management purposes, the Group is organised into
business units based on their products and services and
has five reportable operating segments as follows:

(@)

the property development segment engages in the
development of properties;

the property investment segment engages in
investment in industrial and commercial premises and
residential units for rental or for sale;

AR ERAR A IS E R (48 )

ERRRREEZLE(E)
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—FFEZFRNEBINERBVBR
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o5k - AN KM EERF165RBEM
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B ERARAREZZFERFB
LIINE
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

I EARS BR AR & B TS B AR AE (

3.

&)

OPERATING SEGMENT INFORMATION
(Continued)

(© the fresh markets segment engages in the
management and sub-licensing of fresh markets and
butchery business which also includes management
of agricultural produce exchange markets in Mainland
China;

(d) the pharmaceutical segment engages in production
and sale of pharmaceutical and health food products;
and

(e) the treasury management segment engages in
provision of finance, investments in debt and other
securities which earn interest income and managing
assets on behalf of the Group’s capital partners via
investment vehicles.

The provision of asset management services has been
one of the businesses of the Group for years. During
the year ended 31 March 2022, the board of directors
of the Company has resolved that additional resources
would continuously be deployed to the provision of asset
management services and accordingly, the provision of
asset management services is redesignated by the board
of directors as one of the principal businesses of the
Group. The results of the provision of asset management
services are also separately reviewed and evaluated for
management reporting purposes. Accordingly, asset
management fee of HK$4,382,000 that were previously
classified as other income has been reclassified to revenue
for the six months ended 30 September 2021 and the cost
of services provided of HK$12,992,000 that were previously
classified as administrative expense has been reclassified
to cost of sales for the six months ended 30 September
2021 and the presentation of segment information for the
six months ended 30 September 2021 has been restated
to reflect this change of segment composition.
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

AR RRAR & TS BRI RE

(%)

30 September 2022 —E - —FHA=+H

OPERATING SEGMENT INFORMATION 3. BESESH(E)
(Continued)
Management monitors the results of the Group’s operating EEENRERASE & ’ﬁ ML
segments separately for the purpose of making decisions LURTEBRD B RV R - BKRBER
about resources allocation and performance assessment. BURES>EEMNTE  mAURSHSER
Segment performance is evaluated based on reportable A/ BEZAEFARAEAE 2RI
segment profit, which is a measure of adjusted profit A o KEFBEBRBIRNR R 25t E FIEE A
before tax. The adjusted profit before tax is measured SEZBRBANEN —5 - ERITHBIA
consistently with the Group’s profit before tax except that BMENE FEBRATFEFABRZS
bank interest income, finance costs, fair value losses from MTEMEENATEBE BHFER
the Group’s financial instruments at fair value through profit PEWARBIZAT#AZEBEFES -
or loss, head office and corporate income and expenses
are excluded from such measurement.
Information regarding these reportable segments, together TERENBBEZSABRES B ZER
with their related revised comparative information is BMABESIEITH BB R o
presented below.
Reportable segment information ARESEESH
Six months ended 30 September BEAMA=1THLKEA
Property development Property investment Fresh markets Pharmaceutical Treasury management Elimination Total
PELT HEAR i T HREE £ att
2022 2021 2022 201 2022 2001 2022 2001 2022 2021 2022 2021 2022 2001
Z8-Cf -3--% CBIC -3--% CBICZ§ -E--f ZBIC -3--% ZBCIC§ C-F--5 CBIZE C-I--f£ CEBIC fnt Sty 3
(Unaudited) ~ (Unaudited)  (Unaudited) ~ (Unaudited) ~(Unaudited)  (Unaucited) ~(Unaudited)  (Unaudited) (Unaudited)  (Unaudited) ~(Unaudited)  (Unaudited) (Unaudited)  (Unaudited)
(3888) (REEW) (RERK) (REER) (REBR) (REBW) (REBW) (REEY) (RERR) (RESW) (REEE)  (REEY)  KEEW)  (REsH)
HSOW  HOOD  HSUD HGOD MK HKSOD MKSOW AKSOD AKSOND  HKSOD HKSODD  HASTD  HKSUDD  HKSOW
FRE TET PR TR FEE AT FET FET F#E FET TEE FET TR TR
Restated) (Restated) (Restated) (Restated)
(g7 (885) (57 (857)
Segment revenue 1ot 4): ABRAMRY) :
Sales to external customers HETIRER 1,358,229 190,600 5,406 1,019 331,212 334,266 298,653 254,206 56919 106,399 - - 2050479 896,510
Intersegment sales ARERRE - = 14,995 6,683 - - 382 3970 - - (15377) (10653 - -
Other income HHBA 17,487 14,761 15,753 16,057 3,908 3718 - - 8 146 - - 3,230 31,342
Total @t 1,375,716 205,361 36,154 33,759 335,180 334,644 299,035 268,196 57,001 106,545 (15377) (10653 2,087,709 927,852
Segment results ABEE 106,838 139,111 81,219 177,82 80,536 56,808 (4782 (24,759) (32315) 5,689 237,556 343,300
Reconcilation: HE:
Bank nterest income BTHERA 3,162 3584
Finance costs RERE (130910) (110,69
Fairvaluelossesonfinancil ~ RATFEHAREZ
nstruments at far value $BIAY
through profitor loss, net AYEEETE (2373) 31,345)
Corporate and unallocated income % k& 2ERA R
and expenses, net RR5E (50,071) 71,131)
Profit before tax BEmER 36,164 183710
Income tax expense HERER (33541)  (23.389)
Profitfor the period KR 2623 110,321
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RN A M AR (48 )

30 September 2022 —E - —FHA=1+H

4. REVENUE, OTHER INCOME AND GAINS,
NET

4. WA Rty A B U =2 /B #8

An analysis of the Group’s revenue is as follows: REBWRADITAT

Six months ended 30 September
BEALNB=1THLKEA

2022 2021
—E__F —_EF——
(Unaudited) (Unaudited)
(REER) (REEHEZ)
HK$’000 HK$'000
F#T F#ET
(Restated)
(e &E5)
Revenue WA
Revenue from contracts with customers X8 &F & 4.2 K A
Sale of properties HEYE 1,358,229 190,600
Sale of goods HEER 349,762 285,428
Commission income from agricultural KEREMRSMinL
produce exchange markets BaBA 51,505 49,253
Agricultural produce exchange markets EERXSHMHEE
ancillary services AR % 47,390 50,371
Asset management fee EEEEE 9,107 4,382
1,815,993 580,034
Interest income T8 4 A
Interest income from treasury operation B & 7% 2 5 8 U A 42,693 87,893
Revenue from other sources H Ay R Z WA
Sub-licensing fee income oW A 85,961 100,627
Gross rental income from investment REDNEREHE
properties operating leases a2 A 100,713 113,832
Dividend income from financial assets @@ & &E 2 R 2U A 6,107 9,720
Gain/(loss) on disposal of financial HERATFEFAER
assets at fair value through profit or Z2emEEZWE
loss (E318) (988) 4,404
191,793 228,583
2,050,479 896,510
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REVENUE, OTHER INCOME AND GAINS,
NET (Continued)

NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

FEARRRAR S TS BRI RE (48 )

30 September 2022 —E-—FHF=+H
4. WA Hthilr A B I &2 8 8 (#8)

Disaggregated revenue information for revenue AFHRRKBERSHNZCHAZSHREA
from contracts with customers ='H
For the six months ended 30 September 2022 BE_E__FhA=1+HILKEA
Property Fresh Treasury
Segments development Pharmaceutical Markets  Management Total
] WEEE LT & HEEE gt
HK$'000 HK$000 HK$'000 HK$'000 HK$'000
TET FET TET FET TET
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REER) (REEH) (REER) (RBEH) (XEER)
Types of goods or services RABRERY
- Sales of properties - hENE 1,358,229 - - - 1,358,229
- Sales of goods - HEER - 298,653 51,109 - 349,762
- Commission income from agricultural ~ — magER s 2%
produce exchange markets ESI . - 51505 - 51,505
- Agricultural produce exchange - EERRBTERE
marksts ancillary services R - - 47,390 - 47,390
- Asset management fee - BEERE - - - 9,107 9,107
Total revenue from contracts with EEANIMNBE
customers 1,358,229 298,653 150,004* 9,107 1,815,993
Timing of revenue recognition WARDHEBE
Goods/services transferred atapointn -+~ £ ¥ —ABEEGE S/ BE
time 1,358,229 294,400 102,614 2,160 1,757,403
Services transferred over time EEBEBRE = 4,253 47,390 6,047 58,590
1,358,229 298,653 150,004* 9,107 1,815,993

EREERMAT FHIRE 2022

4l



NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RN A M AR (48 )

30 September 2022 —E - —FHA=1+H
4. REVENUE, OTHER INCOME AND GAINS, 4. A - Htlx A R 2B 8 ()

NET (Continued)
Disaggregated revenue information for revenue AFHRRKBERSHNZCHAZSHREA
from contracts with customers (Continued) =T H(|)
For the six months ended 30 September 2021 BE_E-—FhA=1+HILKXHEAR
Property Fresh Treasury
Segments development - Pharmaceutical Markets ~ Management Total
78 ES T BEp g HEER &t
HK$000 HK$'000 HK$000 HK$000 HK$000
TAT TAT TAT TAT TAT
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REER) (REER) (REER) (REER) (REZER)
(Restated) (Restated)
(BE51) (BE3)
Types of goods or services REuBEEY
- Sales of properties - HEN% 190,600 - - - 190,600
- Sales of goods - LEER - 254,206 31,202 - 285,428
- Commission income from - BEEERRSTS
agricultural produce exchange ZBERA
markets - - 49,253 - 49,253
- Agricultural produce exchange - RERRITAEE
markets ancillary services i - - 50,371 - 50,371
- Asset management fee - EEERE - - - 4,382 4,382
Total revenue from contracts with EPENZRALE
customers 190,600 254,226 130,826 4,382 580,034
Timing of revenue recognition LN 100500
Goods/services transferred at apoint £ E—EBHERER/RE
in time 190,600 251,407 80,455 - 522,462
Services transferred over time EREEB RS - 2,819 50,371 4,382 57,572
190,600 254,226 130,826 4,382 580,034
* Sub-licensing fee income and gross rental income from * REREMELEHEN > BKAR
investment property operating leases of HK$85,961,000 (six @2 WA 5 5Bl A£85961,000% 7T (#
months ended 30 September 2021: HK$100,627,000) and EZE—FhA=ZF+HLEAEA:
HK$95,307,000 (six months ended 30 September 2021: 100,627,000 7t) }&95,307,000/% 7T (&
HK$102,813,000), respectively that were attributable to the EZFT—FNANA=Z+HIEAR@EA:
fresh markets segment of the Group were not included in 102,813,000/ 7T) FE(h N E B & & T 5

the above disclosure. B EAA LB ER -
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
TIPS M AR (4])

4. REVENUE, OTHER INCOME AND GAINS, 4.
NET (Continued)

Disaggregated revenue information for revenue
from contracts with customers (Continued)

The following table shows the amounts of revenue
recognised in the current reporting period that were
included in the contract liabilities at the beginning of the
reporting period:

30 September 2022 —E-—FHF=+H
WA~ Hftde A B U2 B8 (E)

FREBEFRASVZCBAZSIHFBA
BH (&)

TRINTHRAREHEBEROKRA SRR
HEHIHAGHARE)

Six months ended 30 September
BEARA=+HLKERAR

2022 2021
—E-= —E-—F
(Unaudited) (Unaudited)
(REEFIX) (REEEZ)
HK$’000 HK$'000
FETT F#ET
Revenue recognised that was included in R EIEE M A
contract liabilities at the beginning of the AXBEMNDHE R
reporting period: WA
Sale of properties HEYME 494,656 -
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RN A M AR (48 )

30 September 2022 —E - —FHA=1+H

4. REVENUE, OTHER INCOME AND GAINS, 4. WA Hthilr A B I &2 8 8 (#8)
NET (Continued)

Disaggregated revenue information for revenue AFHRRKBERSHNZCHAZSHREA
from contracts with customers (Continued) BHE(\)

An analysis of the Group’s other income and gains, net is AEBEZEMBARKZ FEINOT
as follows:

Six months ended 30 September
B#EZEARA=1+HLIERAR

2022 2021
—E- = —E-—F
(Unaudited) (Unaudited)
(RBER) (REEE=Z)
Note HK$°000 HK$'000
bt iF F#ET FET
(Restated)
(=&E7)
Other income E AR A
Bank interest income AT B A 3,162 3,584
Management fee income EEERA 6,419 1,834
Forfeiture of deposits from BREPZS
customers 4,655 580
Government subsidies* BT B 4,739 799
Others Hh 39,906 39,050
58,881 45,847
Gains, net U o S R
Gain on disposals of subsidiaries %M & A7 2 H 17 14,551 16,038
Gain on early redemption of REEDEEREE
unsecured notes & 774 -
Gain on modification/termination &z & IFTHE &4
of lease contracts & - 52
Gain on disposal of an investment H&EREWE 2%
property 363 —
Exchange gains, net i 5 Ik 2= F B8 — 429
15,688 16,519
Other income and gains, net EA YA R s 5 R 74,569 62,366
* Government subsidies during the six months ended 30 * BE—_T-—HFAA=+RHILAEA
September 2022 represented The People’s Republic of KM E A REMBE(RE]RX

China (the “PRC”) government subsidies of HK$4,739,000
(six months ended 30 September 2021: HK$799,000)
granted to the Group by the local governmental authority in

L Hb J5 BR AT IR T AN 55 B A R B RO A B
4,739,000 T(#HE-T-_—FNLA=T

Mainland China for the business support on its investments BIE7N {8 A : 799,000/ 7T) * A #H R
in an agricultural produce exchange market in Mainland BEAhEERRSMBEHNRE -
China.
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

5. FINANCE COSTS

An analysis of finance costs is as follows:

P HARSERAR A S E R (48 )
30 September 2022 —E-—FHF=+H
MEREF
BB AT :

Six months ended 30 September
BEAA=1THLNXERAR

2022 2021

—E-= —E-—4F

(Unaudited) (Unaudited)

(REEF) (REEZ)

HK$’000 HK$’000

FETT FET

Interest on bank loans and other RITERREMEER B

borrowings 123,260 95,584
Interest on lease liabilities HEaGEHFEA 21,983 22,721
Interest on unsecured notes I ERA B 12,153 11,279
Interest on convertible notes AT E BRI B - 7,648
157,396 137,232
Less: interest capitalised BB AR B (26,486) (26,534)
130,910 110,698
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RN A M AR (48 )

6. PROFIT BEFORE TAX 6. FRIRATEF
The Group’s profit before tax is arrived at after charging/ REBZBRBANGER 2R (GTA) :
(crediting):

Six months ended 30 September
BEAA=1+HLREAR

2022 2021

—E-= —E-—F

(Unaudited) (Unaudited)

(REEI) (REEZ)

HK$’000 HK$000

FETT FET

(Restated)

(L=7))

Cost of services provided** 12 i AR 75 B A 90,732 148,186

Cost of properties sold** SER=—F 7/ 0 Nl 1,158,784 161,217
Cost of inventories recognised as R ARINFERK AR

an expense** (including allowance (BREREFERE

for obsolete inventories of 372,000/ 7T

HK$372,000 (30 September 2021: (ZE=—FNA=+H:

HK$4,101,000)) 4,101,000 7T)) 197,641 169,923
Depreciation of owned assets BEEEENE 30,779 46,176
Depreciation of right-of-use assets FREEENE 40,234 33,118
Loss on disposals of property, plant HE¥%E  BE MK

and equipment* (RN 320 5
Fair value losses/(gains) on sub- DHEKEYME L RAFE

leased investment properties** (EB8]) Mz 59,979 (36,272)
Impairment/(reversal of impairment) #1% - BMENKXEEE

on items of property, plant and BAE, CRERE)*

equipment* 8,474 (8,018)
Loss on disposal/redemption of HE BB R A FERA

financial assets at fair value through Ef 2@z~

other comprehensive income, net* G©mRIEEZEIBFHE" 23,027 65,375
Impairment/(reversal of impairment) on 4 & & & (&, (Bl &

financial assets, net: B E) 558

Debt investments at fair value BEAFEFAEMEZE

through other comprehensive Wk o EBIREFE
income, net 6,516 31,741
Trade and other receivables, net JE T BR 51 R H Ath FE LI
5B % 3,176 (679)
Loans and interest receivables, net EREREF S F5E 1,936 5,942
11,628 (37,004)
Foreign exchange difference, net HNEE 2= 58 58 4,387* (429)
Direct operating expenses (including WHEEWEEL 2 EE

repairs and maintenance) arising KEBR (PIE#ERR

from rental-earning investment B5)

properties™* 11,183 126
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

6. PROFIT BEFORE TAX (Continued) 6.

These expenses are included in “Other expenses” in the
condensed consolidated statement of profit or loss and
other comprehensive income.

> These expenses are included in “Cost of sales” in the
condensed consolidated statement of profit or loss and
other comprehensive income.

Note: Wage subsidies of HK$17,556,000 granted from the
Employment Support Scheme under Anti-Epidemic Fund
for the use of paying wages of employees from May to
July 2022 were received during the six months ended 30
September 2022 (six months ended 30 September 2021:
Nil). These subsidies were recognised in “Administrative
expenses” and offset with the employee benefit expenses.

7. INCOME TAX 7.

Hong Kong profits tax has been provided at the rate of
16.5% (six months ended 30 September 2021: 16.5%) on
the estimated assessable profits arising in Hong Kong
during the period. Tax on profits assessable elsewhere
have been calculated at the rates of tax prevailing in the
countries or jurisdictions in which the Group operates.

30 September 2022 —E - —FHA=+H
B 1R B0 & F (48)

* ZEERAAAGRGEREREMEE
WaRZ[EMBERIET -

o REERAAGASGAREEREMEE
Wk Z[HERAKIAT -

Wi BHEMEESBETRIEESEMEL
WARYNERE-ZE-_—_FHAAZtA
TEMITEMAE17,556,0007 T E R E
E-TE_—FhAA=THLEANBEARIK
REE—T-_—FNA=1THILEAR:
M) ZEMBRMMTERAX IR HERL
HESBAMAEE -

Fris iR

EBFGHRIREAHEES SRR
fis BT R B3 L 4 B 16.5% (M E =2
——FAAS+E AR 165%)
B o BB 2 AR BRI AR E
EREBFERRLTEREE B B E
®B -

Six months ended 30 September
BEABR=1THLKEA

2022 2021

—E-= —E-—F

(Unaudited) (Unaudited)

(RiEER) (REgzE=Z)

HK$’000 HK$'000

TFETT FET

Current — Hong Kong BNE — /& 9,820 5,557
Current — other jurisdiction BIHl — HEMrAER 24,249 61,453
Deferred T (528) (43,621)
Total tax charge for the period A B IR X 25 33,541 23,389
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RN A M AR (48 )

8.

EARNINGS/(LOSS) PER SHARE
ATTRIBUTABLE TO ORDINARY EQUITY
HOLDERS OF THE PARENT

The calculation of the basic earnings/(loss) per share
amount for the period is based on the profit/(loss) for the
period attributable to ordinary equity holders of the parent,
and the weighted average number of ordinary shares in
issue less treasury shares held by the Group during the
period.

No adjustment has been made to the basic loss per share
amount presented for the six months ended 30 September
2022 in respect of a dilution as the impact of the share
options issued by China Agri-Products Exchange Limited
(“CAP”) had no dilutive effect on the basic loss per share
amount presented.

No adjustment has been made to the basic earnings per
share amount presented for the six months ended 30
September 2021 in respect of a dilution as the impact
of share options of Wai Yuen Tong Medicine Holdings
Limited (“WYT”) and the convertible notes issued by
CAP outstanding had an anti-dilutive effect on the basic
earnings per share amount presented.
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

FEARRRAR S TS BRI RE (48 )

30 September 2022 —E - —FHA=+H

8. EARNINGS/(LOSS) PER SHARE 8. BAFEERESSEAEWES
ATTRIBUTABLE TO ORDINARY EQUITY BEEF (8 (&)
HOLDERS OF THE PARENT (Continued)
The calculations of the basic and diluted earnings/(loss) BREARBERF(BER)ZFTETIR
per share are based on: ®:

Six months ended 30 September
BEAA=1THLNXERAR

2022 2021

—E-_f —E-—F

(Unaudited) (Unaudited)

(RiEEI) (REEHE=Z)

HK$’000 HK$’000

FRETT FET

Earnings 2#

Profit/(loss) attributable to ordinary AAGTFESRERK#S
equity holders of the parent, used in & ¥,/ (E18) 2 & Q7
the basic and diluted earnings/(loss) @B AERH A AELS

per share calculation wAL (B 18) (23,613) 46,494

Number of shares
EHR&E

2022 2021

—E_—F —E-—4F

(Unaudited) (Unaudited)

(REBEEFE) (RE&EZ)

‘000 ‘000

F® F i

Shares B i3

Weighted average number of ordinary © %17 % i i% 0 # P19 8¢

shares in issue 15,977,520 16,657,520
Less: Weighted average number of W B AF IR 1 hn i S #

treasury shares (1,716,749) (1,716,749)
Weighted average number of ordinary R E &R E R K #E
shares used in the basic and diluted &F| /(E#E)Z LB

earnings/(loss) per share calculation — hn# F 19 & 14,260,771 14,940,771
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
TR AAAR S M AR ()

30 September 2022 —E - —FHA=1+H

9.

10.

INTERIM DIVIDEND 9. KR
Six months ended 30 September
BEARA=+HILXEA
2022 2021
—E—-— —E-—4F
(Unaudited) (Unaudited)
(RBE) (REEEZ)
HK$’000 HK$'000
F#T F#ET
2022 final — Nil (2021: 2021 final T KH
— HKO0.2 cent) per ordinary share —BREBRET
TR —F ZE—4F
KEF — 0.2781L) - 33,315
Less: final dividend related to treasury & : &R al#EFZFHA
shares attributable to the owners of  JE{HEF D
the parent REAfR S - (2,259)
Less: final dividend related to treasury J : 3F 3% A% i% 58 fE 15 5 15
shares attributable to the non- % 1 8 7R HA Bk 2
controlling shareholders - (1,175)
- 29,881

The Board does not recommend the payment of any
interim dividend in respect of the six months ended 30
September 2022 (six months ended 30 September 2021:
HKO.1 cent per share totalling HK$16,658,000).

ADDITIONS TO PROPERTY, PLANT AND
EQUIPMENT AND PROPERTIES UNDER
DEVELOPMENT

During the six months ended 30 September 2022, the
Group incurred HK$22,201,000 (six months ended 30
September 2021: HK$16,428,000) on the additions of items
of property, plant and equipment.

During the six months ended 30 September 2022, the
Group incurred HK$818,378,000 (six months ended 30
September 2021: HK$901,519,000) on the additions of
properties under development.
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

1.

INVESTMENT PROPERTIES

30 September 2022

1. HBYER

—E-_FHA=1H

(Unaudited)

(REER)
HK$’000
FEIT
Carrying amount at 1 April 2022 RZE-_—_FNA—BZEREAE 4,280,012
Additions WE 11,745
Disposals & (16,366)
Accrued rent-free rental income 2iteEBEsKkA 26
Transfer to property, plant and equipment BB EYE  BENEE (90,549)
Lease modification BEER (9,884)
Net gains from fair value adjustments for BEVE A TFEABREFE 18,599
owned properties
Net losses from fair value adjustments for DHEMEZANFEABREBIEFE (59,979)
sub-leased properties
Exchange realignment ME 5, o B (369,419)
Carrying amount at 30 September 2022 RZEZ_FhLA=ZTHZEEE 3,764,185
Included in assets classified as held for sale (AN B AFTIELEZEE (50,300)
Investment properties as stated in the RIZE-—FNAA=ZTHZEHAEAE
condensed consolidated statement of FBERARINECIREYHE
financial position as at 30 September 2022 3,713,885

The fair values of the Group’s investment properties at the
end of the reporting period were determined by reference
to the valuation conducted by LCH (Asia-Pacific) Surveyors
Limited, RHL Appraisal Limited and Asset Appraisal
Limited, independent professionally qualified valuers, at 30
September 2022,

Fair value hierarchy

The recurring fair value measurement for all investment
properties of the Group uses significant unobservable
input (Level 3).

During the six months ended 30 September 2022, there
were no transfers of fair value measurements between
Level 1 and 2 and no transfer into or out of Level 3 (six
months ended 30 September 2021: Nil).

AEEREMERBRERRNAFENL2ER
VEEXSERMGEMAKTIESMERIF -
AMITHEERBRARRTMEEENER
MAERRRR-ZFTE-__FhLA=+HETZH
BEE -

LFERER

AEEMARENEZERERFEFEDR

REATABRGABE(EZE) -

REBEEZZ-_Z_FALA=Z+BLAER AF
B EMERFEBRE-_EZHER  IE
BE-EBEAREHBEE_ZS-_—FNLA=T
BiE/<EA: &)
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

FEARS ARG S TS BRI RE (48 )

30 September 2022 —E - —FHA=1+H
12. LOANS AND INTEREST RECEIVABLES

12. BRERRAR

30 September 31 March
2022 2021
—=E-- =
AB=+H =A=+—H
(Unaudited) (Audited)
(REER) (| %)
Notes HK$’000 HK$’'000
it FETT FAE T
Loans and interest receivables, EWEREFIE -
secured A & (i) 411,410 495,203
Loans and interest receivables, EWEREF & -
unsecured i (i) 101,323 77,298
512,733 572,501
Less: Impairment allowance R E R (iii) (93,430) (96,809)
419,303 475,692
Less: Loans and interest B BAREREEL
receivables classified as EREREFE
non-current assets (85,774) (90,532)
Current portion mENE D 333,529 385,160

Notes:

(i

These loans receivable are stated at amortised cost
at effective interest rates ranging from 5% to 27% (31
March 2022: 5% to 36%). The credit terms of these loans
receivable range from 3 months to 10 years (31 March
2022: 3 months to 10 years). The carrying amounts of these
loans receivable approximate to their fair values.

These loans receivable are stated at amortised cost
at effective interest rates ranging from 1% to 33% (31
March 2022: 1% to 36%). The credit terms of these loans
receivable range from 6 months to 72 months (31 March
2022: 6 months to 72 months). The carrying amounts of
these loans receivable approximate to their fair values.
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12. LOANS AND INTEREST RECEIVABLES

(Continued)

(i) As at 30 September 2022, loans and interest receivables
of HK$208,953,000 (31 March 2022: HK$245,745,000)
were within its credit period and all these balances were
categorised within Stage 1 for the measurement of
expected credit losses (‘ECL”).

As at 30 September 2022, loans and interest receivables
of HK$146,005,000 (31 March 2022: HK$223,734,000) and
HK$157,775,000 (31 March 2022: HK$103,022,000) were
overdue and these balances were categorised under Stage
2 and Stage 3 for the assessment of ECL, respectively.
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FEARRRAR S TS BRI RE (48 )

30 September 2022 —E - —FHA=+H
12. B ER R R (#)

(iii)

RZZZ=ZFAA=1+AH BREREF
B /208,953,000 T(ZE=Z=_F = A
=+ —H:245,745,0005% 7T) R &= B &
N MABZEREBBA—HRBHEER
ER(AHEEERDH= -

RZBEZZFAA=1+H BERER
& F B A&146,005,000/%8 (= & = =
F = A=+ — H:223,734,000% t) &
157,775,000 T (ZE - —F ==+ —
A : 103,022,000 L) E @ - Mz S 4
EAZBRR="BEREEEBTE -

13. TRADE RECEIVABLES 13. B

30 September 31 March
2022 2022

—E-—F —Eg-=
nWA=+H —A=+—H
(Unaudited) (Audited)
(RiEER) (&&= =)
HK$’000 HK$'000
FETT FET
Trade receivables JE Uy BR 3K 110,444 125,717
Impairment NRIED (20,859) (20,790)
89,585 104,927

The Group’s trading terms with its customers are mainly
on credit. The credit period generally ranges from 7 to
120 days. Each customer has a maximum credit limit
and the credit limit is reviewed regularly. The Group
seeks to maintain strict control over its outstanding
receivables and to minimise credit risk. Overdue balances
are reviewed regularly by senior management. In view
of the aforementioned and the fact that the Group’s
trade receivables relate to a large number of diversified
customers, there is no significant concentration of credit
risk. The Group does not hold any collateral or other credit
enhancements over its trade receivable balances. Trade
receivables are non-interest-bearing.

AEEEXBUEENABRTFFILES K
F e AREFEERH-—RATAEI120R TS -
EEFPHEHERRERR  YEHRIE
B8 - AEEFHERKEZ BKERRS
RERBEBEH  BEERARBERE -

SREEEEHRE c ERXL

MIFEARAEEZ BYRIEAXETRE
FAR BAUBFHNEFNEERR A
SEYEH USRS RFT AT AERR
HEMMBEEREE - BUEFIRRR -
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RN A M AR (48 )

30 September 2022 —E - —FHA=+H

13. TRADE RECEIVABLES (Continued) 13. FE Uk AR &% ()
An ageing analysis of the trade receivables as at the end of REZAMRNGBRBEESE  PREH
the reporting period, based on the invoice date and net of R EWRRRR AT :

provisions, is as follows:

30 September 31 March
2022 2022

—_=E=E_-- —EFE-=
WB=+H Z—A=+—H
(Unaudited) (Audited)
(REF) (&2 %)
HK$°000 HK$'000
FETT FAE T
Within 1 month —RAA 58,013 75,459
1 to 3 months —Z={@A 14,837 9,433
3 to 6 months ==XEA 10,018 8,267
Over 6 months BiE N E A 6,717 11,768
89,585 104,927
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

30 September 2022 —E - —FHA=+H

14. ASSETS CLASSIFIED AS HELD FOR SALE 14. 2HEKHHEZEEREHE
AND ASSETS AND LIABILITIES OF A LAFICRERAR
DISPOSAL COMPANY

30 September 31 March
2022 2022
—E-C —EF-—
hA=+A8H =A=+—H
(Unaudited) (Audited)
(REER) (EZ)
Notes HK$’000 HK$'000
k3 TF#ET FET
Assets classified as held for SHREBEHEZE
sale and assets of a disposal EREHEATZ
company H"E
Investment properties KEME (@) 50,300 52,300
Assets of a disposal company HERRIZEE
Star Moral Limited (“Star EBEARAFA (b) 560,236 -
Moral’) (28D
True Promise Limited (“True HmARAR ©) S 493,814
Promise”) (&)
610,536 546,114
Liabilities of a disposal company EHEATZ&E
Star Moral 28 (b) 245,835 -
True Promise i (c) - 221,673
245,835 221,673
Notes: By et
(a) The Group has committed to a plan to sell certain @ AEBEHTET - HIASULEREL
investment properties with an aggregate carrying value % /&50,300,0008 m(Z T = —F = A
of HK$50,300,000 (31 March 2022: HK$52,300,000). =+ —H:52300,000 T)zH FTHRE
The directors of the Company expected the sale of these M -ARREEHEE ZEREME
investment properties will be completed by 30 September WIHERR_Z_=FNA=THAITK °

2023.

EREEARLT HHHRE 2022
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
TR AAAR S M AR ()

30 September 2022 —E - —FHA=1+H

14. ASSETS CLASSIFIED AS HELD FOR SALE
AND ASSETS AND LIABILITIES OF A
DISPOSAL COMPANY (Continued)

()

As at 30 September 2022

On 1 September 2022, the Group entered into a sale and
purchase agreement with Sky Plaza Limited, a wholly
owned subsidiary of a joint venture of the Group pursuant to
which the Group would dispose of its entire equity interest
in, and the shareholder’s loan owed by Star Moral, for an
aggregate consideration of HK$554,817,000 (subject to
adjustment). Star Moral is principally engaged in property
development in Hong Kong. Further details of the disposal
are set out in the joint announcement of the Company and
Wang On Properties Limited (‘WOP”) dated 1 September
2022 and the circular of the Company dated 23 September
2022. The transaction has been completed on 14 October
2022.

The assets and liabilities of Star Moral (excluding inter-
company loan which is eliminated on consolidation) as at 30

14. FFBFHHEZRERCHE

NFICEER AR ()
b) RZZEZZFNAHA=+H

RZEZZFANA—H AEBEHEX
SEEELENZENBARIKE
RERABGIZEEHE KL - K
SEBHEREBNEHRE XA
RARBEROREER BREA
554,817,000 (B A %) 2 &
FTERNBAEREMERR - EAD
EFENE—SHFBERNELATHE
REMERRAR(ERIBE] B
RIEZ_FNAA-BREBEAMR
ARRAAZS-__FALAZ+=
HRERK - RHER-_ZT-_F+A
+HAREK °

BE_TZ-—_FNA=+H EBH
EERBGEEBERABERA HMIK

September 2022 are as follow: HHARIEEROWT
(Unaudited)
(REFX)
HK$’000
FETT
Assets BE
Properties under development R 483,433
Prepayments and other receivables TE - RIE K E At fE MR IE 74,468
Cash and cash equivalents RekReFRIER 2,335
Assets of a disposal company HERRIZEE 560,236
Liabilities BE
Other payables EH fth JB 5 R IB 483
Interest-bearing bank borrowings FERITEE 245,352
Liabilities of a disposal company HERRIZAE 245,835
Net assets of a disposal company HEQARIZEEFE 314,401
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

14. ASSETS CLASSIFIED AS HELD FOR SALE
AND ASSETS AND LIABILITIES OF A
DISPOSAL COMPANY (Continued)

©

As at 31 March 2022

On 18 February 2022, the Group entered into a sale and
purchase agreement with Giant Harmony Limited, a joint
venture of the Group pursuant to which the Group would
dispose of its entire equity interest in, and the shareholder’s
loan owed by True Promise, for an aggregate consideration
of HK$494,207,000. True Promise is principally engaged
in property development in Hong Kong. Further details
of the disposal are set out in the joint announcement of
the Company and WOP dated 18 February 2022 and
the circular of the Company dated 20 April 2022. The
transaction has been completed on 11 May 2022.

The assets and liabilities of True Promise (excluding inter-
company loans and amounts due from/to group companies
which were eliminated on consolidation) as at 31 March
2022 are as follows:

30 September 2022 —E - —FHA=+H

14. FFBFHHEZRERCHE

RFZHRERARE)

R-E-_—_F=A=+—H

%

A\ZEZZFZ-A+N\B - Xx&H
H K & B & & & % Giant Harmony
LimitedsT . E E s - Bt - A&
EREERERNEBRE RS
RARBEROBRREER BREA
494,207,000 T - HFHEER BB
REMERR FHELEETENE
—THBENARAIEE L EAR
HMA—_Z-__S€_A+/\B8KA
RERARARBH AT - _FMA
ZtTEMEK e RHEREZ
AA+—HZEK-

HE-_ZT-_—_HF#=ZfA=+—H8 ¥#
WEERBEBR(TEEREG MM
KEHNARBMERRER BN S
EARIRIEBE)AT

(Audited)
(&%)
HK$°000
FETT
Assets BE
Properties under development LR 431,786
Prepayments, other receivables and other assets FERRIE - Ht KRB R EME E 59,959
Cash and cash equivalents RekReFERIER 2,069
Assets of a disposal company HERRIZEE 493,814
Liabilities BE
Other payables and accruals HMEMNREBERESTER 1,273
Interest-bearing bank borrowings FTERITER 220,400
Liabilities of a disposal company HEQRIZEBE 221,673
Net assets of a disposal company HERAICEESFE 272,141

EREERRLT

iR s 2022
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

FEARS ARG S TS BRI RE (48 )

30 September 2022 —E - —FHA=+H
15. TRADE PAYABLES

An ageing analysis of the trade payables as at the end
of the reporting period, based on the invoice date, is as

follows:

15. FEfTAR X

BRERAMEFE  REEHRZEMNER
BRI AT

30 September 31 March
2022 2022
% —_EF-=
nRB=+H —A=+—H
(Unaudited) (Audited)
(REEFR) (EZ)
HK$’000 HK$'000
FETT FHETT
Within 1 month —RAR 118,346 45,832
1 to 3 months —Z=1@A 14,824 9,753
3 to 6 months == ~EA 1,095 9,328
Over 6 months B im S E A 42,277 44,937
176,542 109,850
The trade payables are non-interest-bearing and have an FEREBERARE S FHHE N FI0HE

average term of 30 to 180 days. The Group has financial
risk management policies in place to ensure that all

payables are within the credit timeframe.

1808 - AKECHIESBEREERE
HARMAENRBERNEEHRAEN -

16. SHARE CAPITAL 16. B &
30 September 31 March
2022 2022
—E_— —EF-=
hRB=+H —A=+—H
(Unaudited) (Audited)
(REER) (EZ)
HK$’000 HK$'000
FETT FETT
Authorised: A RE
40,000,000,000 ordinary shares of 40,000,000,000% & %
HK$0.01 each HEC.OVE T2 E®AR 400,000 400,000
Issued and fully paid: BETRER:
15,977,520,047 ordinary shares of 15,977,520,047 1% & R% ™
HK$0.01 each BO.01B T 2 E AR 159,775 159,775
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
TIPS M AR (4])

30 September 2022 —E-—FHF=+H

17. DISPOSALS OF SUBSIDIARIES 17. HEMELE
For the six months ended 30 September 2022 BE_T__FhAhA=1+HLXEAR
Details of the net assets of the subsidiaries disposed AEEEENHBRAREEFAEZFHRBIK
of during the period and their financial impacts are HEB e EgmmT:

summarised below:

Inspiring Star

Limited

(“Inspiring

Star”) and its
True Promise subsidiary Total

Inspiring

Star Limited

(TInspiring

Star]) REME
(53 27 # &t
HK$’000 HK$’000 HK$’000
FET FET FET

(Unaudited) (Unaudited) (Unaudited)
(REEFR) (REEFR) (REER)

(Note (a)) (Note (b))
(Kt (a) (B (b))
Net assets disposed of: HEEEFME:
Investment properties "EME - 32,500 32,500
Properties under development TEEME 432,960 - 432,960
Prepayments, deposits and other BNHE ZeREME
receivables W58 59,954 92 60,046
Cash and cash equivalents Be kB eERER 1,606 - 1,606
Other payables and accruals HtbENRERETER (313) (22,229) (22,542)
Tax payables FER R - (83) (83)
494,207 10,280 504,487
Non-controlling interests EE F . (4,088) (4,088)
Gain on disposal of subsidiaries HEKHB AR Z K - 14,551 14,551
494,207 20,743 514,950
Satisfied by: RUATHAER:
Cash e 136,555 20,743 157,298
Shareholder’s loan due to the ERAERZBRREER
Group included in loans to joint GIAREGEER)
venture 357,652 - 357,652
494,207 20,743 514,950
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
TR AAAR S M AR ()

30 September 2022 —E - —FHA=1+H

17. DISPOSALS OF SUBSIDIARIES (Continued) 17. H &M B 2 7 (&)

For the six months ended 30 September 2022
(Continued)

BE_T__FhAhA=1+HLXEAR
(#%)

AHRAEALENBARZESRRESE
FIIEERAFEIMAT :

An analysis of the net inflow of cash and cash equivalents
for the period in respect of the disposals of subsidiaries are
as follows:

90

Inspiring
Star and its
True Promise subsidiary Total
Inspiring Star
#E REMEALR #at
(Unaudited) (Unaudited) (Unaudited)
(RBER) (RBE) (REBER)
HK$’000 HK$’000 HK$’000
FETT FETT FETT
Cash consideration ReRE 136,555 20,743 157,298
Cash and cash equivalents BEHEREEBFESER
disposed of THB (1,606) - (1,606)
Net inflow of cash and cash REHEMBRAR RS
equivalents in respect of the RBESFZFRBAERA
disposal of subsidiaries F R 134,949 20,743 155,692
Notes: By et
(@ On 11 May 2022, the Group disposed of its entire @ RZEZ—_FRA+—H XxEEE

100% equity interest in True Promise, together with the
shareholder’s loan owed by True Promise to the Group, for
a total consideration of HK$494,207,000 to Giant Harmony
Limited, a joint venture of the Group. True Promise is
principally engaged in property development in Hong Kong.

On 9 September 2022, the Group disposed of its
80% equity interest in Inspiring Star, together with the
shareholder’s loan owed by Inspiring Star to the Group,
for a total consideration of HK$20,743,000 to K C Creation
Limited, an independent third party. Inspiring Star is
principally engaged in property investment in Hong Kong.
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M By A % D ¥ Giant Harmony
Limited Hi & E £ £ 55 £9100% A% # LA &
BHHEERANEENREER  BRER
494,207,000/ T - FHEERNBEBRS
MEERE o

b) RZTZZFHAAILB AEEEMBE
3 % = /K C Creation Limited tH & H 7=
Inspiring Star #180% A% # LA X Inspiring
StarE XA EENRRER - BRER
20,743,0007% JT ° Inspiring Star = E R &
BREWEER -



NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

30 September 2022 —E - —FHA=+H
17. DISPOSALS OF SUBSIDIARIES (Continued) 17. HEME 2 5 (4§)

For the six months ended 30 September 2021 BE_T_—FhA=1+HLEA
Details of the net assets of the subsidiaries disposed of AEHRBIE=FHENMNBAREE
to independent third parties during the period and their FEZFBERAEVBEER MO T

financial impacts are summarised below:

Full Loyal Limited

(“Full Loyal”)
EHRAERAA
=#®)
(Unaudited)
(REEEZ)
HK$'000
FET
(Note)
(K1 7#)
Net assets disposed of: HEEEFE:

Investment properties wEME 55,320
Prepayments, deposits and other receivables TERRIE - ke R EMEWRIE 3
Other payables and accruals HtENREREFTER (650)
54,673
Professional fees and expenses EXEARMAX 642
Gain on disposal of a subsidiary HE B RQR 2 Wz 16,038
71,353

Satisfied by: BRUTHRER:
Cash R&E 71,353

EREEARAT  FHIHRE 2022 o1



NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
TR AAAR S M AR ()

30 September 2022 —E - —FHA=1+H
17. DISPOSALS OF SUBSIDIARIES (Continued) 17. HEME 2 5 (4§)

For the six months ended 30 September 2021 BE_T_—FhA=1+HLEA
(Continued) (#8)
An analysis of the net inflow of cash and cash equivalents REHEBRLENBARCAERREE
for the period in respect of the disposal of a subsidiary are RIBEBERAFEITROT :
as follows:
Full Loyal
=&
(Unaudited)
(REgE=Z)
HK$’000
FET
(Note)
(K1&t)
Cash consideration ReRE 71,353
Professional fees and expenses EXEARMAY (642)

Net inflow of cash and cash equivalents in respect MEEHMBE AR 2R SRR EE

of the disposal of a subsidiary FIERRA R 70,711

Note: Bt -

()  On 15 September 2021, the Group disposed of its entire (@ RZZEZ—FAhA+HER FAEEMR—F
100% equity interest in Full Loyal, together with the WAL E =7 HEHRE 4 H100% 0% # LA
shareholder’s loan owed by Full Loyal to the Group, for a MEZREBERASENKRRER  BAE
total consideration of HK$71,353,000 to an independent /71,353,000 L BB EERBBHR
third party. Full Loyal was principally engaged in property EMERE -

investment in Hong Kong.
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

30 September 2022 —E - —FHA=+H

18. CAPITAL COMMITMENTS 18. & iz
(@ The Group had the following capital commitments at @ RHEEHR AEEHERAED
the end of the reporting period: Rk
30 September 31 March
2022 2022
—EZH —E-=
AB=+H —A=+—H
(Unaudited) (Audited)
(REF) (&2 =%)
HK$’000 HK$'000
FETT FET
Contracted, but not provided for: EREREE S K
Properties under development BRPYE 217,833 660,596
Property, plant and equipment ME BEREH 5,462 14,360
Properties held for sale FIELEWE 39,489 61,508
Investment properties EYE 243,881 180,289
Investments in joint ventures REeELEZERE 530,657 1,428,948
Financial assets at fair value BRAFEFABERZ
through profit or loss TREE 63,577 66,472
1,100,899 2,412,173
In addition, the Group’s share of the joint ventures’ WH  AEERERERRZBHE
own capital commitments, which are not included in A EEA LSO
the above, is as follows:
30 September 31 March
2022 2022
—EZCH —E-=
hB=+H —A=+—H
(Unaudited) (Audited)
(REF) (&2 %)
HK$°000 HK$'000
F#ET FAET
Contracted, but not provided for BRI B REE 34,880 43,254
(b) The Group has various lease contracts that have b)) AEBESEFR-_E-——%AA
not yet commenced as at 30 September 2022. The RN RERAEAY  RE
future lease payments for these non-cancellable % AHNFAEA 40k KA E M=%
lease contracts are HK$10,528,000 (31 March 2022: B — R §\|J 10508 006% =
HK$220,000) due within one year, HK$70,177,000 (31 (—=——f£= =4 —0 : 220,000
March 2022: HK$577,000) due in the second to fifth 5 7T - E’\\%;E :%%ﬁiﬁq (@}EE
years, inclusive, and HK$20,300,000 (31 March 2022: B 7R 4F) B B > 70.177.000% & (— =

Nil) due over five years. ——HE=A=+—08:577,000/% 7T)

& AR5 B B H 220,300,000
BLT(ZE_—_F=ZA=+—H: &)~
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RN A M AR (48 )

19. FINANCIAL GUARANTEES/LITIGATIONS 19. MBRE R

(a) M ¥iE &

(@) Financial guarantees

As at 30 September 2022, the Group provided
guarantees of approximately HK$40,967,000 to
customers in favour of certain banks for the loans
provided by the banks to the customers of the
properties sold (31 March 2022: HK$45,474,000).
Pursuant to the terms of the guarantees, in the
event of default on mortgage payments by these
purchasers before the expiry of the guarantees, the
Group is responsible for repaying the outstanding
mortgage principals together with the accrued
interest and penalties owed by the defaulted
purchasers to the banks, net of any sales proceeds
as described below.

Pursuant to the above arrangement, the related
properties were pledged to the banks as collateral
for the mortgage loans, in the event of default on
mortgage repayments by these purchasers, the
banks are entitled to take over the legal titles and will
realise the pledged properties through open auction
or other appropriate means. The Group is responsible
for repaying the banks when the proceeds from
the auction of the properties cannot cover the
outstanding mortgage principals together with the
accrued interest and penalties.

The Group’s guarantee period starts from the dates of
grant of the relevant mortgage loans and ends upon
the issuance of real estate ownership certificates to
the purchasers.

The fair value of the guarantees is not significant and
the directors of the Company consider that in the
event of default on payments, the net realisable value
of the related properties can cover the repayment of
the outstanding mortgage principals together with the
accrued interest and penalties.
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RZEZ—FhLA=+H A£ER
RITAEEMENTFRERENERK
MEFPREUNETFTRITIAZE AN
¥ (R 4740,967,0008 T (ZE = =
= A=+—H 45,474,000 T) - 1R
BERGKBNR  WZEEHTERE
HRIREHZBER A5EEEE
FEEENEFERBRITHREER
RiaASEREFAE RIS H
BR RN S BTl R SH B P 1S FRIR ©

R LEZE HEAMEESEART
RITERSBRBERNWER M - WX
FETABEEMER RIRTAE
BEELATHEE IRHBEAR
HEXEMEE T ASRBERYE
EMEREMGRATERERE
BEBASERBEHERER
AEBEEREMRITERERIE -

AEBENERMERTHBAREER
RAMEERAZFENBELEHE
PrEERIL -

BEROAFETK ARBEERR
WMHBRERNROBR  HEDE
MA R FETTRERNER
Az A REHERER -



19. FINANCIAL GUARANTEES/LITIGATIONS
(Continued)

(@) Financial guarantees (Continued)

At the end of the reporting period, the Group has
given guarantee to a bank in connection with facilities
granted to Merry Cottage Limited (“Merry Cottage”,
together with its subsidiary, Star Loyal Limited, the
“MC Group”) and Ease Mind Investments Limited
(“Ease Mind”, together with its subsidiary, Loyal
Pioneer Limited, collectively, the “EM Group”) up to
HK$120,400,000 and HK$330,400,000, respectively,
as at 30 September 2022 (31 March 2022:
HK$120,400,000 and HK$330,400,000, respectively)
and the banking facility guaranteed by the Group to
the MC Group and the EM Group was utilised to the
extent of HK$108,448,000 and HK$199,374,000,
respectively, as at 30 September 2022 (31 March
2022: HK$106,505,000 and HK$254,416,000,
respectively).

The Group does not hold any collateral or other
credit enhancements over the guarantees. The
financial guarantee contracts are measured at the
higher of the ECL allowance and the amount initially
recognised less the cumulative amount of income
recognised. The ECL allowance is measured by
estimating the cash shortfalls, which are based on
the expected payments to reimburse the holders
for a credit loss that it incurs less any amounts that
the Group expects to receive from the debtor. The
amount initially recognised represents the fair value at
initial recognition of the financial guarantees.

At the end of the reporting period, the Group did not
recognise any liabilities in respect of such corporate
financial guarantees as the directors of the Company
consider that the possibility of default of the parties
involved is remote; according, no value has been
recognised at the inception of these guarantee
contracts and at the end of the reporting period.

NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

AR ERAR A IS E R (48 )

30 September 2022 —E - —FHA=+H
19. MERE WFE2(]|)

(a)

Pt %5 i BR (38)

RMERAR - AEBEERR 2T
F 1 A =+ B & T Merry Cottage
Limited (Merry Cottage |- & A &
Bf B /A & Star Loyal Limited * (TMC £
B |) &2 Ease Mind Investments Limited
([Ease Mind | - & [ E I B » 7] %
MEMRAARFABEMER) D5 &
=120,400,000/% T %330,400,000/%
T(ZEZF=A=+—80: 95
120,400,000/ 7t % 330,400,000/ L)
ZEEMBITELER  OAEEE
ROBETMCEE REME B 2 iR 1T
MER_ZE-__FAA=TRHED 5
&) 108,448,000 JT }199,374,000
BT CEZ—F=H=+—8H
106,505,000/ 7T }254,416,000/%
TT) °

AEBYERERFAETAMERR
FEMEERE - WBERAGOE
BHEERRBRENRIHRTHE
HMEERBARFTFEEORFER
E-BEHMGEEEBRBEIERMS
BeRBEAE HaRBELENE
NHAEAMELEESEBEBRNEHM
ARASRERREEHARBNE
MEE- NFEREEREYBER
NE RN RFE -

RBEEHR ARARAEFTRR
PSR ETHITTZ KB ATBE L E B -
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RN A M AR (48 )

19. FINANCIAL GUARANTEES/LITIGATIONS 19. MERE B (4E)
(Continued)

(b) Litigations (b) RFER

In 2007, the CAP Group acquired Baisazhou RZZEZLF FEHEREREES
Agricultural By-Product Grand Market Company BYE=FEFHEZLT(EREDR
Limited (‘Baisazhou Agricultural’) from independent REXRNIEZERBRAGTERAD
third parties, Ms. Wang Xiu Qun (“Ms. Wang”) WEFESEREBPMNERRER K
and Wuhan Tian Jiu Industrial and Commercial MEERAFA(AYHNREIES)
Development Co., Limited (“Tian Jiu”) for their HI70% K20% #E w= W B B 2 M =
respective 70% and 20% interest in Baisazhou BEMIMALHEBER) -

Agricultural (the “Baisazhou Acquisition”).

Since 2011, the CAP Group has been involved in a THEREREEE -2 ——F 8P
number of civil proceedings in Mainland China and ERPEAMEEENZERSER
Hong Kong. The key civil proceedings in Mainland e NP R REEFHB DM
China and Hong Kong in respect of the Baisazhou WEEENTZZERFEFLIINOT:

Acquisition are set out below:

In Mainland China, proceedings concerning Ms. EFEAN FREXT -XALR
Wang, Tian Jiu and the CAP Group: hERERSEBEMRR:

In May 2015, Ms. Wang and Tian Jiu commenced RZE—RFHA FXLTERRAR
proceedings against the PRC Ministry of Commerce EREZFRAREREPREH
(“MOFCOM”) in the Beijing Second Intermediate H(EBWHIELEFDL - ZR(EF
People’s Court, seeking, inter alia, a direction that B 45) 7 %5 B 48 mE B 0 M Uk B = 1E
MOFCOM revokes its approval in respect of the RIHEE o

Baisazhou Acquisition.

It was alleged by Ms. Wang and Tian Jiu that: FRETRRNIEE:

a) Baisazhou Agricultural forged share transfer a) BXPMNRREMBEBEBERY
agreements (the “Contended Agreements”) M EEETE 2 RhEER® (PR
in relation to the Baisazhou Acquisition wherein RS HHEANHEBER
the related consideration was understated and BRE®R BHREZINFARX
the manner of settlement of the consideration AT A

was inaccurately described;

b) Baisazhou Agricultural forged the related by BPMNREIERRERES
documentation for filing with MOFCOM and it I eE R B (#de
the Hubei Administration For Industry and IRRDFEZMBBEXXH I
Commerce (the “Hubei AIC”), and that such BEBBAXHRFEBHZEIR
documentation and the Contended Agreement miEEE Rk

involved forged signatures; and
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19. FINANCIAL GUARANTEES/LITIGATIONS
(Continued)

(b) Litigations (Continued)

In Mainland China, proceedings concerning Ms.
Wang, Tian Jiu and the CAP Group: (Continued)

c) MOFCOM and the Hubei AIC approved
the Baisazhou Acquisition and processed
the related filings on the basis of the above
documents that are allegedly forged.

In December 2015, the Beijing Second Intermediate
People’s Court directed MOFCOM to reconsider its
approval decision. In May 2016, MOFCOM decided
that its approval issued in relation to the Contended
Agreements shall not be revoked and shall remain to
be in force (the “Reconsidered Decision”).

In August 2016, Ms. Wang and Tian Jiu commenced
administrative proceedings against MOFCOM in the
Beijing Second Intermediate People’s Court seeking
to set aside the Reconsidered Decision. In March
2017, the Beijing Second Intermediate People’s Court
dismissed the application of Ms. Wang and Tian Jiu
(“31 March Judgement”). On 20 December 2018,
the Beijing Higher People’s Court upheld the 31
March Judgement (“20 December Judgement”).
Ms. Wang and Tian Jiu applied to the Supreme
People’s Court for a retrial and for dismissal of (i)
the 31 March Judgement, and (ii) the 20 December
Judgement, but this application was dismissed by
the Supreme People’s Court on 29 December 2020.

As advised by the CAP Group’s PRC legal advisor,
the approval issued by MOFCOM in 2007 in relation
to the Contended Agreements shall not be revoked
and remain to be in force, and the CAP Group
continues to be the legal and beneficial owner of
Baisazhou Agricultural.

NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

AR ERAR A IS E R (48 )
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

FEARS ARG S TS BRI RE (48 )

19. FINANCIAL GUARANTEES/LITIGATIONS
(Continued)

(b) Litigations (Continued)

In Mainland China, proceedings concerning Ms.
Wang, Tian Jiu and the CAP Group: (Continued)

In May 2015, the CAP Group commenced legal
proceedings against Ms. Wang and Tian Jiu in the
Higher People’s Court of Hubei Province (“Hubei
Court”) seeking, inter alia, declarations and orders
that the sales and purchase agreements for the
Baisazhou Acquisition (the “SPA”) have been legally
made, and that Ms. Wang and Tian Jiu shall assist
Baisazhou Agricultural to discharge its contractual
duties under the SPA to make the necessary filing
with MOFCOM (which were subsequently withdrawn
in April 2019 in light of the decisions in respect of the
MOFCOM approvals). Ms. Wang and Tian Jiu filed
their counterclaim for, inter alia, the return of the CAP
Group’s 90% interest in Baisazhou Agricultural, which
was dismissed by the Hubei Court in December 2019
(23 December Judgement”).

In January 2020, Ms. Wang and Tian Jiu appealed
against the 23 December Judgement. On 29 March
2021, the CAP Group received the judgement of
the Supreme Court dated 29 December 2020 (the
“29 December Judgement”) which upheld the 23
December Judgement and dismissed the appeal
of Ms. Wang and Tian Jiu. As advised by the PRC
legal advisors of the CAP Group, according to the
23 December Judgement and the 29 December
Judgement, the CAP Group continues to be the legal
and beneficial owner of Baisazhou Agricultural.
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19. FINANCIAL GUARANTEES/LITIGATIONS
(Continued)

(b) Litigations (Continued)

In Hong Kong, CAP as plaintiff against Ms.
Wang and Tian Jiu as defendants:

In 2011, CAP issued a Writ of Summons in the Court
of First Instance in the High Court of Hong Kong
(the “CFI") against Ms. Wang and Tian Jiu. CAP (as
purchaser) sought damages from Ms. Wang and Tian
Jiu (as vendors) for their breach of various provisions
of the SPA. Ms. Wang and Tian Jiu counterclaimed
for, amongst others, an order that CAP shall cause
and/or procure the shares in Baisazhou Agricultural
to be transferred back to Ms. Wang and Tian Jiu.

In 2012, CAP obtained a court order from the CFI to
the effect that undertakings (the “Undertakings”)
were given by Ms. Wang and Tian Jiu not to (i)
indorse, assign, transfer or negotiate the two
instruments (purportedly described as promissory
notes in the SPA) (the “Instruments”); and (i) enforce
payment in relation to the SPA by presentation of
the Instruments until the final determination of these
proceedings or further court order. Pursuant to the
Undertakings, the Instruments will no longer fall due
for payment by CAP on 5 December 2012.

The CFI handed down its judgement on 18 January
2021 awarding damages in favour of CAP for sums
exceeding the sum owed under the Instruments. The
CFl also ordered that the damages awarded to CAP
be set-off by the sum owed under the Instruments,
and that Ms. Wang and Tian Jiu not be allowed
to enforce the Instruments against CAP. In effect,
CAP is not required to make any payment under the
Instruments to Ms. Wang or Tian Jiu. CAP is seeking
legal advice for the recovery of the balance of the
damages awarded to it. Further, as the counterclaim
of Ms. Wang and Tian Jiu was dismissed, CAP
continues to be the legal and beneficial owner of
Baisazhou Agricultural.
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RN A M AR (48 )

19. FINANCIAL GUARANTEES/LITIGATIONS 19. MR ER 8RR ()

(Continued)

(b) Litigations (Continued) (b) BRER(#E)

Prosecution commenced in the PRC by Wuhan
Jianghan District People’s Procuratorate
against the former director of Baisazhou
Agricultural, Mr. Zhou Jiu Ming (“Mr. Zhou”):

According to the judgement of Hubei Wuhan
Jianghan District People’s Court (“Jianghan Court”)
dated 19 November 2021 (the “19 November
Judgement”), the former director of Baisazhou
Agricultural, Mr. Zhou instructed other associated
personnel of Baisazhou Agricultural to unlawfully
misappropriate funds of Baisazhou Agricultural in the
sum of RMB40,000,000 for his personal use. Wuhan
Jianghan District People’s Procuratorate commenced
prosecution against Mr. Zhou for a penalty. Jianghan
Court ordered in the 19 November Judgement that:
(1) Mr. Zhou was guilty of misappropriation of funds
and was sentenced to five years of imprisonment;
(2) Mr. Zhou shall return the misappropriated funds
of RMB40,000,000 to Baisazhou Agricultural in
accordance with the law.

According to the judgement of Hubei Wuhan
Intermediate People’s Court (“Wuhan Court”) dated
11 January 2022 (the “11 January Judgement”),
Wuhan Court ordered that the appeal by Mr. Zhou
against the 19 November Judgement be dismissed.
The 11 January Judgement is final.

The case has now come to an end.

Further details regarding the civil proceedings which
the CAP Group has been involved in can be found
in the interim/annual reports and announcements
issued by CAP.
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

20. RELATED PARTY TRANSACTIONS

In addition to the transactions detailed elsewhere in these
condensed consolidated financial information, the Group
had the following material transactions with related parties
during the period:

(@) Transactions with related parties

20.

30 September 2022 —E - —FHA=+H
MBALTRXS

BRUEERSEMBEREME D Fl 2
R RAMEARNEEEEHA L E
TIINERRS:

(@) BRBALTETZEXS

Six months ended

30 September
HEAAZTALANER
2022 2021
—EZCE —E-—fF
(Unaudited) (Unaudited)
(RIEEX) (RigE®Z)
Notes HK$’000 HK$'000
it FET FET
Rental income received from a director BE—fIEE W 2R &
WA (i) 600 600
Rental expenses paid to a company in  [Al— I AR A EE A H %
which a director of the Company isa BREREH B AR L2
controlling shareholder HeM% (i) 204 204
Associates - UNS
— Sales of Chinese pharmaceutical — — AEBEHEREE S
products by the Group (i) 12,995 10,911
— Rental income - HekA (i) 845 820
— Management and promotion fees ~ — AEBERRHEE K
earned by the group HEEBRKA (i) 535 516
— Finance income on net - PHBREFELIB
investments in subleases WA (ii) 89 73
Easy One Financial Group Limited 555 eREEBBRAA
(‘Easy One”) and its subsidiaries,a ([BRE )R EMEBEAR
group of companies controlled by the @] » HARR L EEE W
Chairman of the Company, Mr. Tang 4324 M— A D 7
Ching Ho
— Interest expense on convertible - IRBREENERX
notes (i) - 3,184
— Recognition of right-of-use assets  — HREAELE (iv) - 327
Joint ventures BEDE
— Asset management fee income - BEEBBRA (i) 9,107 4,382
— Property management fee income  — MEEREE WA (i) 1,999 =
EREBDMEMRAT FHEIFRE 2022
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

FEARS ARG S TS BRI RE (48 )

30 September 2022 —E - —FHA=1+H

20. RELATED PARTY TRANSACTIONS

(Continued)

(@) Transactions with related parties

(Continued)

Notes:

(i)

(i)

(i)

(iv)

A property of the Group was leased to a director at
a monthly rental of HK$100,000 (six months ended
30 September 2021: HK$100,000). The rental was
determined with reference to the prevailing market
rates.

The transactions were based on terms mutually
agreed between the Group and the related party.

Management fee income was received from joint
ventures in respect of management services on asset
management, property development and property
investment.

On 20 April 2021, the Group entered into a three-
year lease agreement with a subsidiary of Easy
One, in respect of leasing a premise for the Group’s
retail operation. The average amount of rent payable
by the Group under the lease is HK$9,225 per
month, which was determined with reference to
the prevailing market conditions in the vicinity. At
the commencement date of the lease, the Group
recognised a right-of-use asset and a lease liability of
HK$327,000.

(b) Compensation of key management
personnel of the Group

20. ABATXH ()
(@) BRABALETZXS ()

Wit

(i) AEER—REFTLHE—EWE
A7 51000008 T(HE-B-—
£ 7, A=+ 8 1t~ 18 A : 100,000
meHBEH2RERMSGHAEE
;"Eo
i) ZmEX BBALE
1

SRR EE
$ T

X5
TE Z A&

(iy ERBURATDHEEERE PVER
EERMERENEERBAA Z
1B YR -

vy R-ZTE-_—FWA=-+RH 4H5H
B SENNBRARG AR =F
WHERZE RRERRAEER
SEEBHREYE - BRERE -
EEEMHTHES BT A225
B HE2EMOMEERNT
MEBE REENHGBEE &
CSERREAREERTEERRE
327,000/ 7T °

b) sREFTETEEARZHM

Six months ended 30 September
BEZEALAB=1+HLAEA

2022 2021

—E-C= —EF

(Unaudited) (Unaudited)

(REE) (REgE=Z)

HK$’000 HK$'000

FET FET

Short term employment benefits mERERT 23,096 27,948
Post-employment benefits RIKEF 20 102
23,186 28,050
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

20. RELATED PARTY TRANSACTIONS 20.

21.

(Continued)

(c) The Group has given guarantees to certain banks
in connection with facilities granted to the EM
Group and the MC Group. The Group received no
consideration for providing these guarantees. Further
details of the guarantees by the Group are disclosed
in note 19 to the unaudited interim condensed
consolidated financial information.

FAIR VALUE AND FAIR VALUE HIERARCHY  21.
OF FINANCIAL INSTRUMENTS

The carrying amounts and fair values of the Group’s
financial instruments, other than those carrying amounts
that reasonably approximate to fair values, are as follows:

30 September 2022 —E - —FHA=+H
RABEA L35 ()

(c) AEMEHEFEMEERMCEM
MBERETRTRERER A%
3 4 R 4R 44 7 R 4R 1R 7 M R4 £
KB - BREAEE R RO FER K
BEZRHERGRS AR
195 5 -

ERMIALXFERLATFEHER

AEBsRTANEEERAFEMER
FEAEBRINKREERINDT:

Carrying amounts Fair values
REE R
30 September 31 March 30 September 31 March
2022 2022 2022 2022
—E-C —E--F —E-C —E-
AB=+B ZA=1+-H AAB=+B ZA=+-—H
(Unaudited) (Audited) (Unaudited) (Audited)
(RiEER) (BEZ) (REER) (EZ)
HK$'000 HK$'000 HK$°000 HK$'000
FET FET TFET FET
Financial liabilities ERMAR
Interest-bearing bank and other s8R 77} H A & 3%
borrowings 6,429,497 6,640,082 6,658,945 6,685,862
Unsecured notes BEERER 206,627 219,497 215,062 246,473
6,636,124 6,859,579 6,874,007 6,932,335

Management has assessed that the fair values of cash and
cash equivalents, restricted bank balances, time deposits,
pledged deposits, trade receivables, trade payables,
financial assets included in prepayments, other receivables
and other assets, the current portion of loans and interest
receivables, financial liabilities included in other payables
and accruals and the current portion of interest-bearing
bank loans approximate to their carrying amounts largely
due to the short term maturities of these instruments.

EEECHEREIRNEFRERE - XR
BRITAES  EHEX DEAER B
WK - EATERAR - REATERN R - Eft
FEUFREREGEEZSREE - BRE
REAEZENHAE D  FEA R EN R
LEAERZEBRABARGRRITER
ZEHSMo A FEEESEMNEEENR
ForEARZEIARNEHARIIES -
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21. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS (Continued)

The Group’s finance department headed by the directors
of the Company is responsible for determining the policies
and procedures for the fair value measurement of financial
instruments. The finance department reports directly to
the directors and the audit committee of the Company.
At each reporting date, the finance department analyses
the movements in the values of financial instruments and
determines the major inputs applied in the valuation. The
valuation is reviewed and approved by the directors of the
Company. The valuation process and results are discussed
with the audit committee twice a year for interim and
annual financial reporting.

The fair values of the financial assets and liabilities are
included at the amount at which the instrument could be
exchanged in a current transaction between willing parties,
other than in a forced or liquidation sale.

The following methods and assumptions were used to
estimate the fair values:

The fair values of the non-current portion of loans and
interest receivables and interest-bearing bank and other
borrowings have been calculated by discounting the
expected future cash flows using rates currently available
for instruments with similar terms, credit risk and remaining
maturities. The Group’s own non-performance risk for
interest-bearing bank and other borrowings as at 30
September 2022 was assessed to be insignificant. The
fair values of the liability portion of the convertible notes
and unsecured notes are estimated by discounting the
expected future cash flows using an equivalent market
interest rate for similar securities with consideration of the
Group’s own non-performance risk.
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21. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS (Continued)

The fair values of listed equity investments, listed fund
investments, listed debt investments and listed perpetual
bonds are based on quoted market prices. Except for
the unlisted funds with a fair value of HK$197,995,000
(31 March 2022: HK$227,034,000) as at 30 September
2022 that are determined based on the quoted market
prices provided by fund administrators with reference to
prices derived from the over-the-counter market, the fair
value of the remaining unlisted funds was determined with
reference to valuations performed by CHFT Advisory and
Appraisal Limited, an independent professionally qualified
valuer, at 30 September 2022, based on the discounted
cash flow model by applying observable inputs including
interest rates and the value of the underlying asset. The fair
values of unlisted debt investments have been estimated
using a discounted cash flow valuation model based
on assumptions that are not supported by observable
market prices or rates. The fair value of an unlisted equity
investment was determined based on market approach
and binomial tree option pricing method. The fair value of
convertible bond was determined based on assumptions
on market conditions existing at the end of the reporting
period. The valuation model requires the input of subjective
assumptions, including the implied volatility, discount rate
and risk-free rate.

The fair value of the embedded derivatives in unsecured
notes is determined by valuation techniques and based
on assumptions on market conditions existing at the end
of the reporting period. The valuation model requires the
input of subjective assumptions, including the expected
volatility, discount rate, risk-free rate and mean reversion.
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)

FEARS ARG S TS BRI RE (48 )

30 September 2022 —E - —FHA=+H

21. FAIR VALUE AND FAIR VALUE HIERARCHY
OF FINANCIAL INSTRUMENTS (Continued)

The Company’s directors believe that the estimated fair
values resulting from the valuation techniques, which
are recorded in the condensed consolidated statement
of financial position, and the related changes in fair
values, which are recorded in profit or loss and other
comprehensive income, are reasonable, and that they were
the most appropriate values at the end of the reporting
period.

The following tables illustrate the fair value measurement
hierarchy of the Group’s financial instruments:

Assets measured at fair value:

As at 30 September 2022

2. @SMIRLFERLOFEHERE)

ARBEER R HEHDESHZEHA
FEGABREEM RN BR) RAF
BERBEEHGIAREREME2E ) B
A BERMERRRAE ZME-

THRHEALEECRIAZ ATENEE

N

BATEHHEZRE:

R-B-__FhA=+H

Fair value measurement using
ERUTERETAFERE

Quoted prices Significant Significant
in active observable unobservable
markets inputs inputs
RERTHZ EXTHE EXTUHE
] BABER BABR
Level 1 Level 2 Level 3 Total
(%—B) (E=RE) (BZRE) i
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEH) (REEH) (REEH) (REEH)
HK$'000 HK$°000 HK$°000 HK$°000
FET FET FET FET
Financial assets at fair value through other ZATFEFAZBZANEZ
comprehensive income; PREE:
Listed debt investments THEBR 129,876 - - 129,876
Listed equity investments TTRARE 166,528 - - 166,528
Financial assets at fair value through profit AT EHFARE 2 £ 8
or loss: EE:
Unlisted fund investments FETEESRE - 197,995 37,200 235,195
Unlisted convertible bonds ¥rmuskEs - - 45,295 45,295
Listed equity investments TIRARE 124 - - 124
Derivative component of unsecured notes  EEBEE 27EH D - - 2,855 2,855
296,528 197,995 85,350 579,873
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
AR RAAR A M AT (48 )

21. FAIR VALUE AND FAIR VALUE HIERARCHY

30 September 2022 —E - —FHA=+H

OF FINANCIAL INSTRUMENTS (Continued)

Assets measured at fair value: (Continued)

As at 31 March 2022

2. @RI ALXFERLFERER(E)

BAFEHABRZEE: ()

R-E-_—_F#=RA=1+-—H

Fair value measurement using
FRAUNTREETATEFE

Quoted prices Significant Significant
in active observable unobservable
markets inputs inputs
RERMSZ EBEATHR EATTEHE
WwE LN ¢ BAHE
Level 1 Level 2 Level 3 Total
(5—E) (B5-8) (F=F) B
(Audited) (Audited) (Audited) (Audited)
(&%) (&%) (BER) (EEZ)
HK$'000 HK$'000 HK$'000 HK$'000
FHET FET FET FET
Financial assets at fair value through R AFEFAE2E
other comprehensive income: hmzemEE:
Listed debt investments rmEBRE 245,879 - - 245,879
Listed equity investments FTRAKE 209,417 - - 209,417
Financial assets at fair value through R AFEFABHZ 248
profit or loss: BE:
Listed fund investments ITEEKRE 86,054 - - 86,054
Unlisted fund investments FITMESRE - 227,034 108,470 335,504
Listed equity investments FTRAKE 2,597 - - 2,597
Unlisted convertible bonds FLmAARES - - 46,374 46,374
Derivative component of unsecured ~ ERBEE ZTEHH
notes - — 9,849 9,849
Interest rate swaps F & 47 - 4,349 - 4,349
543,947 231,383 164,693 940,023
22. EVENTS AFTER REPORTING PERIOD 22 REHEER
(a) Master Licensing Agreement (a) #HRYFEFiG R

On 1 October 2022, CAP and the Company entered
into a master licensing agreement which sets out
the general principles and key terms governing the
definitive licensing agreements under which relevant
members of the Group may grant license of, and the
CAP Group may take up the license of the premises
from 1 October 2022 to 30 September 2025. Details
were disclosed in the joint announcement of the
Company, WYT and CAP dated 1 October 2022.

RZEBE-_—_F+A—H HEEER
HARNAYBEHTFHZ EPHR
NMERRFABR I REREAR
FERF B AEEBBEKE
RAARZZEZZF+HA—HEZZZE
ZRENA= TR LME 2
MPRREREEATRBME R
R EBRARR LT ENTER
BERTIBEEHAE T _—F+A—
BHEB A RGHREE -

EREEARLT HHHRE 2022
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION (CONTINUED)
TR AAAR S M AR ()

30 September 2022 —E - —FHA=+H

22,

23.

24.

EVENTS AFTER REPORTING PERIOD
(Continued)

(b) Partial repurchase and cancellation of
HK$400,000,000, 1% unsecured notes
due 2024 issued under HK$1,000,000,000
medium term note programme

On 3 October 2022, 13 October 2022 and 21
October 2022, CAP further repurchased part of
the unsecured notes in an aggregate principal
amount of HK$70.0 million of the outstanding
unsecured notes (the “Repurchased Notes”) via
open market, representing 17.5%, and together
with unsecured notes previously repurchased and
cancelled, representing 52.5% of the aggregate
principal amount of the unsecured notes originally
issued. The repurchases were funded by internal
resources. Details of repurchases were disclosed in
the announcements dated 13 October 2022 and 21
October 2022 issued by CAP.

After cancellation of the Repurchased Notes
and as at the date of this report, the aggregate
principal amount of the unsecured notes remaining
outstanding was HK$190.0 million.

COMPARATIVE AMOUNTS

As further explained in note 3 to the interim condensed
consolidated financial information, due to the changes
in the designation of principal businesses and segment
composition, certain comparative amounts have
been reclassified to conform with the current period’s
presentation and disclosures.

APPROVAL OF THE UNAUDITED INTERIM
CONDENSED CONSOLIDATED FINANCIAL
INFORMATION

The unaudited interim condensed consolidated financial
information was approved and authorised for issue by the
Board on 25 November 2022.
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22. FEMEE][(E)

8B 5> Rif [O] K% 5E 38 4R 18
1,000,000,0007% T+ Hi 5= %
HERTR-S_NMEIM
400,000,0007# 7T 1% #& & 9 5% i

RZBE-_—_H+HA=H Z%==

TAT=ZAR=ZE=_=F+A=Z+—
A fPBEEEREAAMS LiE—
FHRERTEEERZERF RS
# /70,000,000 7T # & » £ 3K 17
ZFE(MBORE) HRFETE
IR ZEIR A S B RE17.5% @ BRE LA
EEEIRFHNEERZERERE
TERERZBE RS EEEL2.5% - B0
AAEERBEN - BEIAFFIHERH
BEREERTIZAMA-_T-_—_F1A
+=BN - _Ft+A-+—HH
DR o

AHABERER RNAREAH
EEAMEBENAREELACTRABR
190,000,000 7T °
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24.
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